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MX.  AIRY  ANNEXATION  STUDY 
CHAPTER  I 
INTRODUCTION 


Annexation,  it  has  been  said,  is  the  process  of  "extending  the 
city  limits  to  the  limits  of  the  city".   Prior  to  the  advent  of  the 
automobile,  it  was  common  for  cities  to  include  within  their  corpor- 
ate boundaries  the  bulk  of  related  urban  development.   Limited  means 
of  transportation  encouraged  a  rather  compact  development  pattern. 
The  automobile  changed  all  of  this  by  encouraging  development  to 
string  out  along  the  arteries  leading  out  of  town.   In  time,  some  of 
the  space  between  the  developments  which  fronted  on  these  arteries 
was  also  converted  to  urban  use.   The  resulting  pattern  is  one  of 
extreme  s ca t te r a t i on .   Cities  have  been  reluctant  to  extend  urban- 
type  services,  such  as  water  and  sewer,  to  these  spot t i  ly-deve 1  ope d 
areas.   They  have  been  even  more  reluctant  to  annex  themn 

With  the  foregoing  historical  hindsight  as  a  background,  let  us 
ask  the  question  "Why  should  a  city  wish  to  annex  territory?"   The 
main  reason  is  that  cities  and  towns  are  set  up  especially  to  provide 
urban-type  services  to  densely  built-up  areas.   This  is  why  cities 
and  towns  were  incorporated  in  the  first  place.   This  is  why  they 
must  grow.   Typical  of  the  services  which  densely  built-up  areas 
must  have  are  public  water  and  sewerage  systems,  frequent  garbage 
collection  and  street  cleaning,  superior  fire  and  police  protection, 
street  lights  and,  in  some  places,  sidewalks.   Rural  and  semi-rural 
areas  can  get  along  without  such  elaborate  facilities.   The  public 
aealth,  safety  and  welfare  are  not  ordinarily  impaired,  for  instance, 
by  septic  tanks  located  on  half-acre  lots.   However,  many  of  the 
fringe  areas  of  Mt.  Airy  contain  residential  areas  where  the  density 
of  housing  is  higher  than  it  is  in  parts  of  the  Town.   The  whole 
question  of  where  urban-type  or  rural-type  facilities  and  services 
are  appropriate  depends  on  population  density.   In  other  words^  the 
more  people  that  are  crowded  together  within  a  small  space  the  more 
opportunities  there  are  for  friction  of  one  sort  or  anothero   There 
are  also  more  opportunities  for  epidemics,  fires  and  ether  hazards 
to  transpire.   Whereas  cities  are  designed  to  prevent  these  problems 
(and  to  supply  other  services  to  which  town-dwellers  have  become 
accustomed)   counties  provide  services  which  are  essentially  county- 
wide  in  their  application. 

To  further  answer  the  question  "Why  should  a  city  wish  to  annex 
territory"  it  should  be  pointed  out  that  there  are  three  major 
criteria  for  annexation:  (1)  legal,  (2)  financial,  and  (3)  "intangi- 
ble".  The  legal  criteria  answer  the  question  of  whether  the  area 
proposed  for  annexation  meets  the  statuatory  requirements  laid  down 


in  General  Statutes  169,  Article  36,  Part  3.   Chapter  II  of  this 
study  will  explain  these  criteria.   The  financial  criteria  answer 
the  question  "Can  the  city  afford  to  annex  the  area?"   This  ques- 
tlonj  which  has  many  ramifications,  will  be  explored  in  Chapter 
V,   The  so-called  "intangible"  factors  are  those  which  cannot  be 
weighed  in  terms  of  percentages  and  dollars.   A  few  words  about 
these  are  in  order  at  this  point. 

Among  the  "intangible"  or  unme asureab le  criteria  favoring 
annexation  might  be  listed: 

(1)  a  city's  eagerness  to  make  a  better  showing 
in  the  next  decennial  census 

(2)  a  city's  need  for  more  population  in  order 
to  qualify  for  more  state-shared  funds 

(3)  a  city's  need  for  mere  property  valuation 
in  order  to  raise  its  bond  limit 

(4)  a  city's  need  to  make  sure  that  sufficient 
good  industrial  land  Is  available  for 

de ve 1 opment . 

It  is  strange  but  true  that  a  city's  vitality  is  more  often  judged 
by  its  in-city  population  growth  than  by  the  growth  of  its  entire 
urban  area,  while  at  the  same  time  its  attractiveness  as  a  place 
to  visit  or  live  is  judged  as  much  by  its  out-skirts  as  by  its 
central  area-   Very  little  more  will  be  said  about  these  unmeasure- 
able  reasons  for  annexation  in  this  study,  but  they  should  surely 
be  kept  in  mind  by  the  reader.   They  might,  in  some  cases,  over- 
ride the  financial  factor. 


PURPOSE 

It  will  be  the  purpose  of  this  study  to  investigate  the  feasi- 
bility for  the  Town  of  Mt »  Airy  to  annex  various  contiguous  fringe 
areas  which  are  now,  or  will  soon  be,  developed  mainly  for  urban 
use.   Urban  uses  Include  residential,  commercial.  Industrial  and 
institutional.   Emphasis  will  be  on  the  financial  aspects  of  annex- 
ation, although  some  preliminary  observations  will  be  made  concerning 
the  legal  aspects  of  the  problemo   It  is  important  that  the  reader 
realize  that  this  study  is  NOT  the  same  as  the  report  which  is  called 
for  in  General  Statutes  160,  Article  36,  Part  3.   That  report  can- 
not be  compiled  until  a  municipality  has  already  decided  what  areas 
it  is  going  to  annex  and  when.   It  further  involves  legal  descrip- 
tions of  boundaries,  plans  fcr  the  letting  of  contracts,  and  other 
specifics. 
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The  present  study  is  a  comprehensive  framework  for  later^  more 
specific  reports  in  that  it  surveys  the  fringe  areas  around  Mt.  Airy 
with  an  eye  toward  deciding  which  territories  the  Town  should  make 
plans  to  annex.   The  aim  of  this  study  is  to  set  forth  a  sensible 
annexation  policy  for  the  Town  of  Mt,  Airy  which  it  can  follow  for 
many  years  to  come.   It  will  also  set  forth  priorities  for  the  more 
immediate  annexation  projects.   These  priorities  will  be  tied  In 
with  the  Town's  recently  approved  Public  Improvements  Program  for 
the  years  1963-68.   No  bonding  recommendations  have  been  made  for 
annexations  which  are  likely  to  come  after  1973.   This  would  be 
presuming  too  much.   Such  recommendations  should  be  made  in  connec- 
tion with  a  follow-up  study  that  should  be  made  in  about  1973,   This 
recommended  follow-up  study  could  assess  the  changes  that  have 
occurred  in  the  remaining  unannexed  areas  over  the  ten-year  period 
as  well  as  the  Town's  financial  position  at  that  time.   All  spatial 
measurements  should  be  retaken  for  purposes  of  this  follow-up  study 
--  just  as  they  should  be  for  the  detailed  reports  which  muse  be 
prepared  in  connection  with  specific  annexation  ordinances.   This 
retaking  of  spatial  measurements,  r e comput at  ion  of  populations,  e t c q ; 
is  especially  necessary  where  combinations  of  areas,  in  whole  or  in 
part,  are  proposed  for  annexation. 


The  scope  of  this  study  can,  in  part,  be  ascertained  from 
1-lap  2.   It  was  impossible  to  study  all  of  the  built-up  areas  which 
surround  Mt .  Airy.   Only  those  areas  were  chosen  for  study  which 
seemed,  by  visual  inspection,  to  be  reasonably  close  to  the  existing 
;own  limits  and  which  might  conceivably  meet  the  legal  requirements 
set  forth  in  Chapter  II.   In  some  cases,  topography  or  subsoil  con- 
ditions have  dictated  that  a  certain  area  be  excluded  from  consider- 
ation.  Other  areas,  like  the  property  between  Areas  12  and  13. and 
the  Pr octor-S i lex  site,  were  not  studied  because  it  was  felt  that 
;hey  would  probably  come  into  the  Town  by  petition. 

The  time  dimension  of  the  study  is  foreshortened  by  the  fact 
:hat  given  areas  can  change  markedly  in  a  decade.   The  present  study 
views  the  various  fringe  areas  from  a  1963  vantage  point  --  hence 
■he  need  for  the  follow-up  study  referred  to  aboveo 

PAST  GROWTH 

The  following  table  shows  how  the  population  of  Mt,  Airy  and 
its  environs  has  grown  over  the  past  forty  years. 
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PAST  GROWTH  OF  MT .  AIRY,  N.  C. 


Population  of       Total 
Year  Town  Papulation    Township  Outside    Township 


of  Town Population 


1960  75O55  13,649  20,704 

1950  7,192  12,191  19,383 

1940  6,286  9,983  16,269 

1930  6,045  9,400  15,445 

1920  4,752  5,595  10,347 

1910  3,844  4,551  8,395 

Source:   United  States  Census  Bureau 


It  can  readily  be  seen  that  the  gap  between  the  Town's  popu- 
lation and  that  ">f  its  urbanizing  fringe  area  is  widening.   This 
means  that  the  Town  has  not  extended  Its  limits  In  keeping  with 
surrounding  development.   Of  course.  It  would  be  impossible  and 
impractical  for  the  Town  to  annex  the  whole  township^   The  question 
then  is  "How  much  and  which  parts  of  the  urbanizing  fringe  should 
the  Tewn  annex?"   This  is  the  question  which  this  study  attempts 
to    answer  --  along  with  the  question  of  when  to  take  action^   This 
latter  question  must  be  answered  In  terms  of  what  areas  need  urban- 
type  services  the  most  and  which  of  these  areas  can  be  annexed 
without  endangering  the  Town's  fiscal  well-being. 

Map  1  Illustrates  the  growth  of  Mt .  Airy  in  terms  of  areac 
Fram  1885,  when  the  T jwn  was  incorporated,  until  1950  there  was 
essentially  no  change  in  the  town  limits.   However,  on  January  1, 
1950j  a  large  area  on  the  north  side  of  Town  was  added.   In  1959 
a  small  industrial  area  on  the  west  side  of  Town  was  annexed  and 
in  1962  two  small  areas  (the  new  Quality  Mills  tract  and  the  public 
housing  site)  were  annexed.   The  total  area  of  Mt ,  Airy  is  now  about 
2,5  square  miles.   Urban-type  development  Is,  however,  sprawled 
jver  an  area  aggregating  about  20  square  miles.   The  overall  economic 
development  of  the  Mt ,  Airy  urban  area  will  surely  suffer  if  the 
Town  does  not  exercise  the  required  leadership  to  inaugurate  a 
forward-looking  program  of  annexation. 

FUTURE  GROWTH 

The  Population  and  Economy  Report  which  has  been  prepared  for 
Mt ,  Airy  does  not  paint  a  very  encouraging  picture  where  population 
growth  Is  concerned.   For  the  Mt.  Airy  Planning  Area  (with  3  1960 
population  estimated  at  16,54?)  the  report  estimated  a  population 
c.f  17,265  In  1970  and  17,880  in  1980,   These  projections  are  based 
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on  past  trends;  they  assume  uniformity  in  the  future  on  the  basis 
of  past  performance.   The  projections  are  so  modest  as  to  discour- 
age the  computation  of  probable  future  population  densities  in 
specific  areas.   It  is  estimated  that  there  is  room  (considering 
topography,  access  and  likely  zoning)  for  a  total  of  at  least  800 
more  dwelling  units  in  the  14  study  areas.   However,  using  the  Mt . 
Airy  ratio  of  persons  per  dwelling  unit  (3.2)  only  226  more  dwelling 
units  will  be  required  within  the  entire  Planning  Area  by  1970  - 
plus  another  192  by  1980.   It  was  deemed  impossible  to  quesstimate 
where  these  homes  would  be  built  within  the  total  urban  area.   For 
instance,  it  is  likely  that  many  of  the  418  new  homes  will  be 
located  in  Flat  Rock,  Salem,  and  other  areas  that  are  beyond  the 
14  study  areas.   The  new  public  housing  project,  with  its  110  units, 
will  surely  absorb  some  of  the  increased  population  --  although 
many  of  its  tenants  will  be  relocatees  from  other  in-town  areas. 
Hence,  all  cost  and  revenue  figures  are  based  on  1963  population 
estimates  and  installations. 


T     AmY 


CHAPTER  II 
GENERAL  STATUTE  REQUIREMENTS 

There  are  two  ways  that  a  North  Carolina  municipality  can 
annex  territory.   The  older  and  simpler  of  the  two  methods  is  by 
petition.   All  of  the  affected  property  owners  in  the  proposed 
annexation  area  must  sign  the  petition.   Under  these  circumstances 
the  municipality  is  under  no  obligation  to  provide  water,  sewers, 
and  other  improvements  to  the  area  unless,  of  course,  the  munici- 
pality agrees  to  do  so.   The  newer  and  more  complex  method  of 
annexation  is  contained  in  General  Statutes  160,  Article  36,  Part  3. 
Such  requirements  will  be  set  forth  in  this  chapter  in  a  rather 
condensed  form.   For  the  full  text  of  the  pertinent  law  see  G.S.  160, 
Article  36,  Part  3. 

At  the  end  of  the  chapter  there  is  a  table  which  presents  some 
of  the  physical  characteristics  of  the  various  study  areas,  e.g., 
contiguity,  density,  etc.   It  will  also  show  which  areas  qualify  for 
annexation  and  according  to  which  criteria. 

Declaration  of  Policy 

1.  Sound  urban  development  is  essential  to  the  continued 
economic  development  of  North  Carolina. 

2.  Municipalities  are  created  to  provide  the  governmental 
services  essential  for  sound  urban  development  and  for 
the  protection  of  health,  safety  and  welfare  in  areas 
being  intensively  used  for  residential,  commercial, 
industrial  and  governmental  purposes  or  in  areas  under- 
going such  development. 

3.  Municipal  boundaries  should  be  extended  in  accordance 
with  legislative  standards  applicable  throughout  the 
State,  to  include  such  areas  and  to  provide  the  high 
quality  of  governmental  services  needed  therein  for 
the  public  health,  safety  and  welfare. 

4.  Areas  annexed  to  municipalities  in  accordance  with  such 
uniform  legislative  standards  should  receive  the  services 
provided  by  the  annexing  municipality  as  soon  as  possible 
following  annexation. 
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Prerequisites  i:o  Annexatlsn 

The  municipality  initiating  annexation  shall  make  plans  for 
the  extension  of  services  into  the  area  proposed  to  be  annexed  and 
shall,  prior  to  the  public  hearing  described  below,  prepare  a 
report  containing: 
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Maps  of  the  municipality  and  adjacent  territory  to 
show  the  following  information: 


A.  The  present  and  proposed  boundaries  of 
the  municipality. 

B.  The  present  major  trunk  water  mains  and 
sewer  interceptors  and  outfalls,  and  the 
proposed  extensions  of  such  aains  and 
out  fa  1 1 s . 

C.  The  general  land  use  pattern  in  the  area 
to  be  annexe  d . 

A  statement  showing  that  the  area  to  be  annexed 
meets  the  requirements  listed  under  the  heading 
Character  of  Area  to  be  Annexed. 

Statements  describing  the  plans  of  the  municipality 
for  extending  to  the  area  to  be  annexed  each  major 
municipal  service  performed  within  the  municipality 
at  the  time  of  annexation.   Specifically,  such  plans 
shall: 
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B.   Provide  for  extension  of  major  trunk  water 
mains  and  sewer  outfall  lines  Into  the  area 
to  be  annexed  so  that  when  such  lines  are 
constructed,  property  owners  in  the  area  to 


be  annexed  will  be  able  to  secure  public  water 
and  sewer  service  according  to  the  policies  in 
effect  in  such  municipality  for  extending  water 
and  sewer  lines  to  individual  lots  or  subdivisions, 

C.  If  extension  of  major  trunk  water  mains  and 
sewer  outfall  lines  into  the  area  to  be  annexed 
is  necessary,  set  forth  a  proposed  timetable  for 
construction  of  such  mains  and  outfalls  as  soon 
as  possible  following  the  effective  date  of 
annexation.   In  any  event,  the  plans  shall  call 
for  contracts  to  be  let  and  construction  to 
begin  within  twelve  months  following  the  effective 
date  of  annexation. 

D.  Set  forth  the  method  under  which  the  municipality 
plans  to  finance  extension  of  services  into  the 
area  to  be  annexed. 


Character  of  Area  to  be  Annexed 

A  municipal  governing  body  may  extend  the  municipal  corporate 
limits  to  include  any  area  which  meets  the  following  standards: 

1.   The  total  area  to  be  annexed  must  meet  these  standards: 

A.  It  must  be  adjacent  or  contiguous  to  the 
municipality's  boundaries  at  the  time  of 
the  annexation  proceeding  is  begun. 


C  . 


At  least  one-eighth  of  the  aggregate 
external  boundaries  of  the  area  must  coincide 
with  the  municipal  boundary. 

No  part  of  the  area  shall  be  included  within 

the  boundary  of  another  incorporated  municipality. 


2.   Part  of  all  of  the  area  to  be  annexed  must  be  developed 

for  urban  purposes.   An  area  developed  for  urban  purposes 

is  defined  as  any  area  which  meets  any  one  of  the 
following  standards: 

A.  Has  a  total  resident  population  equal  to 
at  least  two  persons  for  each  acre  of  land 
included  within  its  boundaries;  or, 

B.  Has  a  total  resident  population  equal  to  at 
least  one  person  for  each  acre  of  land  included 
within  its  boundaries,  and  is  subdivided  into 


lots  and  tracts  such  that  at  least  6  0%  of  the 
total  acreage  consists  of  lots  and  tracts  five 
acres  or  less  in  size  and  such  that  at  least 
60%  of  the  total  number  of  lots  and  tracts  are 
one  acre  or  less  in  size;  or, 

C.   Is  so  developed  that  at  least  60%  of  the  total 
number  of  lots  and  tracts  in  the  area  at  the 
time  of  annexation  are  used  for  residential, 
commercial,  industrial,  institutional,  or 
governmental  purposes,  and  is  subdivided  into 
lots  and  tracts  such  that  at  least  6  0%,  of  the 
total  acreage,  not  counting  the  acreage  used 
at  the  time  of  annexation  for  commercial, 
industrial,  governmental  or  institutional 
purposes,  consists  of  lots  and  tracts  five  acres 
or  less  in  size. 

In  fixing  new  municipal  boundaries,  a  municipal  governing 
board  shall,  wherever  practical,  use  natural  topographic 
features  such  as  ridge  lines,  and  streams  and  creeks,  as 
boundaries,  and  if  a  street  is  used  as  a  boundary,  include 
within  the  municipality  land  on  both  sides  of  the  street 
and  such  outside  boundary  may  not  extend  more  than  200 
feet  beyond  the  right-of-way  of  the  street. 


Procedure  for  Annexation 

1.  Notice  of  Intent  -  Any  municipal  governing  board  desiring 
to  annex  territory  under  the  provisions  of  this  part  shall 
first  pass  a  resolution  stating  the  intent  of  the  munici- 
pality to  consider  annexation.   Such  resolution  shall 
describe  the  boundaries  of  the  area  under  consideration 
and  fix  a  date  for  a  public  hearing  on  the  question  of 
annexation,  the  date  for  such  public  hearing  to  be  not 
less  than  thirty  days  and  not  more  than  sixty  days 
following  passage  of  the  resolution. 

2.  Notice  of  Public  Hearing  -  the  notice  of  public  hearing 
shall  : 

A.  Fix  the  date,  hour  and  place  of  the  public 
hearing. 

B.  Describe  clearly  the  boundaries  of  the  area 
under  consideration. 

C.  State  that  the  report  containing  the  information 
called  for  under  the  heading  Character  of  Area 
to  be  Annexed  will  be  available  at  the  office 


of  the  municipal  clerk  at  least  fourteen 
days  prior  to  the  date  of  public  hearing, 


D.   Be  given  by  publication  in  a  newspaper  having 
general  circulation  in  the  municipality  once 
a  week  for  at  least  four  successive  weeks 
prior  to  the  date  of  the  public  hearing. 


3 .   Passage  of  Annexation  Ordinan 
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The  ordinance  shall: 

(1)  Contain  specific  findings  showing  that 
the  area  to  be  annexed  meets  the  requirements 
listed  under  the  heading  Character  of  Area  to 
be  Annexed.   The  external  boundaries  of  the 
area  to  be  annexed  shall  be  described  by  metes 
and  bounds. 

(2)  A  statement  of  the  intent  of  the  munici- 
pality to  provide  services  to  the  area  being 
annexed  as  set  forth  in  the  required  report. 

(3)  /i  specific  finding  that  on  the  effective 
date  of  annexation  the  municipality  will  have 
funds  appropriated  in  sufficient  amount  to 
finance  construction  of  any  major  trunk  water 
mains  and  sewer  outfalls  found  necessary  in 
the  required  report  to  extend  the  basic  water 
and/or  sewer  system  of  the  municipality  into 

the  area  to  be  annexed,  or  that  on  the  effective 
date  of  annexation  the  municipality  will  have 
authority  to  issue  bonds  in  an  amount  sufficient 
to  finance  such  construction.   If  authority  to 
issue  such  bonds  must  be  secured  from  the 
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electorate  of  the  municipality  prior  to  the 
effective  date  of  annexation,  the  effective 
date  of  annexation  shall  be  no  earlier  than 
the  day  following  the  statement  of  the 
successful  result  of  the  bond  election. 

(4)   Fix  the  effective  date  of  annexation. 
The  effective  date  of  annexation  may  be  fixed 
for  any  date  within  twelve  months  from  the 
date  of  passage  of  the  ordinance. 

4.  Effect  of  Annexation  Proceedings  -  From  and  after  the 
effective  date  of  the  annexation  ordinance,  the  terri- 
tory and  its  citizens  and  property  shall  be  subject 

to  all  debts,  laws,  ordinances  and  regulations  in 
force  in  such  municipality  and  sha'!  be  entitled  tc 
the  same  privileges  and  benefits  as  other  parts  of 
such  municipality.   The  newly  annexed  territory  shall 
be  subject  to  municipal  taxes  levied  for  the  fiscal 
year  following  the  effective  date  of  annexation. 

5.  Simultaneous  Annexation  Proceedings  -  If  a  municipality 
is  considering  the  annexation  of  two  or  more  areas 
which  are  all  adjacent  to  the  municipal  boundary  but 
are  not  adjacent  to  one  another,  it  may  undertake 
simultaneous  proceedings  under  authority  of  this  part 
for  the  annexation  of  such  areas. 


6,   Remedies  for  Failure  to  Provide  Servic 
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IDY      AREAS 


^Oy^T     AIRY 

NORTH      CAROLINA 


MAP    2 


STUDY      AREA      BOUNDARY 


CHAPTER  III 
DELIMITATION  AND  ANALYSIS  OF  STUDY  AREAS 


and 
stud 
cr  i  t 
(3) 
and 
ties 
This 
of  i 
//her 
1  ine 
such 
St  re 
bey  o 
it  w 
ent  i 
ir  r  e 
or  1 


This  ch 
char ac  te 
y  purpos 
er  i  a  sue 
na  tur a  1 
( 6 )  dens 

with  a 

was  not 
t  s  size 
ever  pos 
s  were  u 

as  the 
e  t  s  we  re 
nd  them . 
as  c  ons  i 
r e  ty  wit 
gu  1  ar  ,  1 
o t  s  with 


apte 
r  i  s  t 
e  s  . 
h  as 
barr 
ity 
name 

pos 
and 
sibl 
tili 
High 

u  se 
Lo 
der  e 
h  in 
iber 
ou  t 


r  will 
i  cs  of 
These 
(1)  c 
ier  s  , 
of  pop 
and  a 
s  ib le  , 
t opogr 
e  ,  ere 
zed  as 
way  5  2 
d  as  b 
t  line 
d  impr 
a  stud 
ty  was 
re  fere 


de  s 

the 

14 

ommu 

(4) 

ulat 

sen 

how 

aphy 

e  ks 

-  ou 

Byp 

ound 

s  we 

acti 

y  ar 

tak 


crib 

14 
s  tud 
ni  ty 
dr  ai 
i  on  . 
se  o 
ever 
,  wa 
and 
ndar 
ass 
ar  ie 
re  u 
ca  1 
ea  , 
en  t 
to  a 


e  in  word 
areas  wh  i 
y  areas  w 
ide  nt  i  f  i 
nage  feat 
Where  p 
f  exclusi 
,  with  re 
s  br  oken 
other  wat 
ie  s .  In 
we  re  used 
s  where  t 
sed  in  ma 
to  inc lud 
or  whenev 
o  br  ing  a 
ny  survey 


s  an 
ch  h 
ere 
ca  t  i 
ur  e  s 
OS  s  i 
vene 
gard 
down 
er  c 
ot  he 
E 
here 
ny  c 
e  an 
er  1 
b  ou 
ed  1 


d  fig 
ave  b 
de  1  im 
on ,  ( 
.  (5) 
ble, 
ss  we 

to  T 

into 
our  se 
r  cas 
ven  s 

was 
ase  s  . 

extr 
ot  1  i 
ndar  y 
ine  . 


ur  e  s  t 
een  se 
i  te  d  o 
2)  wor 

land 
homoge 
re  le  f 
oast  w 

three 
s  ,  h  i  1 
e  s  ,  ma 
ome  re 
little 
Howe 
a  larg 
ne  s  we 

line 


he  b 
lect 
n  th 
kabl 
use 
ne  ou 
t  in 
h  ich 

s  tu 
Is  a 
jor 
lat  i 

de  v 
ve  r  , 
e  tr 
re  V 
aero 


oundar  ie  s 

e  d  for 

e  basis  of 

e  size, 

patterns , 

s  communi- 

tact . 

,  because 

dy  areas. 

nd  ridge 

streets 

ve ly  minor 

e 1 opment 

whenever 
act  in  its 
er  y 
s  s  a  lot 


the 

litt 

were 

The 

per  h 

Prio 

at  io 

with 

may 

affe 

this 


In  v iew 
precise  a 
le  flexib 

chosen  f 
Town  Boar 
aps  it  wi 
r  to  any 
n  will  ha 

the  lega 
nece  s  s  i  t  a 
ct  very 

plan. 


of  t 
re  as 
ilit 
or  p 
d  ma 
11  t 
spe  c 
ve  t 
1  re 
te  s 
great 


he  f 
wh  i 
y  in 
ur  po 
y  de 
ake 
if  ie 
o  be 
qu  ir 
ome 
ly  t 


act  t 

ch  th 

b  oun 

se  s  o 

c  ide 

only 

anne 

re  -  s 

ement 

b  ound 

he  f  i 


hat  the 
e  Town 
dar  ie  s 
f  data 
to  comb 
parts  o 
xat  i  on 
t ud  ie  d 
s  wh  ich 
ary  cha 
nanc  ia  1 


se  s  t 
of  Mt 
is  pe 
c  o  1  le 
ine  v 
f  ee  r 
actio 
in  or 

we  re 
nge  s  , 

find 


udy 
.  Ai 
rhap 
c t  io 
ar  io 
tain 
n ,  t 
de  r 
se  t 
but 
ings 


areas  are 

ry  might 

s  forgiva 

n  and  f  is 

us  of  the 

areas  in 

he  are  a  p 

to  ve  r  i  f y 

forth  in 

these  ch 

made  on 


not  n 
s  ome  da 
ble. 
ca  1  an 

study 
to  the 
r  opose 

its  c 

Chapt 
ange  s 
s  imi la 


e  ee  s 
y  an 
The 
a  ly  s 
are 
Tow 
d  fo 
onf  o 
er  I 
sh  ou 
r  ar 


sar  i  ly 

nex,  a 

are  as 

i  s  . 

as  ;  or 

n  . 

r  anne  X- 

rmance 

I.  This 

Id  not 

e  as  in 


The 
f ol  1 ows : 


order  of  treatment  of  each  of  the  14  study  areas  is  as 

(1)  Name  and  orientation  of  the  area 

(2)  Boundaries  (roughly  described) 

(3)  Topography  and  drainage  pattern 

(4)  Total  acreage  and  percent  developed  for 
urban  uses  (including  street  conditions) 

(5)  Predominant  land  use;  other  uses 

(6)  Number  and  types  of  dwelling  units; 
estimated  present  population 

(7)  Estimated  saturation  population  and 
likelihood  of  growth 
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(8)  Number  and  percent  of  substandard  dwelling 
units;  racial  pattern 

(9)  Number  and  types  of  non-residential  uses; 
blighting  effects 

A  few  methods  and  principles  must  be  articulated  at  this  point. 
The  present  population  of  the  various  areas  was  estimated  by  multi- 
plying the  number  of  dwelling  units  in  each  area  by  3.2   This  3.2 
factor  represents  the  number  of  persons  per  household  as  reported  by 
the  1960  U.  S.  Census  for  Mt.  Airy  proper.   The  Mt .  Airy  figure  was 
used  in  preference  to  the  Surry  County  figure  of  3.6  because  it  was 
felt  that  the  fringe  areas  under  study  are  predominantly  urban  in 
their  social  characteristics. 

The  so-called  "saturation"  population  was  computed  by  exam- 
ining closely  the  vacant  areas  within  each  s;udy  area  to  determine 
whether  they  were  buidable  and,  if  so,  to  what  density.   Flood- 
ability  and  gradient  were  evaluated  --  along  with  acce s sab i  1  i t y  and 
and  the  likely  zoning  of  the  area.   (In  most  cases,  the  anticipated 
zoning  approximated  that  of  the  nearest  residential  area  now  inside 
the  Town).   No  more  than  four  dwelling  units  per  net  residential 
acre  (i.e.,  not  counting  streets  and  other  public  property)  were 
allowed  in  any  fringe  area.   Furthermore,  no  good  commercial  land 
nor  land  sandwiched  between  commercial  or  industrial  uses  was 
counted. 

At  the  end  of  this  chapter  is  a  table  which  gives  the  total 
real  property  valuation  and  average  residential  valuation  for  each 
study  area.   This  will  give  the  reader  a  quick,  though  superficial, 
gauge  whereby  to  judge  the  quality  of  the  respective  areas.   There 
is  also  a  summary  table  which  permits  a  comparison  between  study 
areas  of  the  various  acreage,  mileage  and  percentage  figures  which 
are  sprinkled  throughout  the  rest  of  this  chapter.   This  summary 
table  will  emphasize  exact  figures  whereas  the  text  will  describe 
the  study  areas  largely  in  terms  of  round  numbers. 
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AND 
HOUSING   CONDITIONS 


STUDY    ARE 


MAP    3 


STUDY  AREA  1 

Area  1  constitutes  the  new  Mt •  Airy  Industrial  Park  area.   It 
is  bounded  by  the  Industrial  Park's  property  lines  on  the  north, 
by  Lovill's  Creek  on  the  east,  by  the  Industrial  Park  and  another 
property  line  on  the  south,  and  by  the  centerline  of  Park  Drive  on 
the  west.   The  area  is  quite  hilly  and  is  partially  wooded.   Drain- 
age is  towards  Lovill's  Creek. 

Some  163  acres  are  included  in  Area  1  --  of  which  32.32  acres, 
or  about  20%,  are  developed.   The  developed  acreage  is  used  thusly: 


Indu  s  t r  ia 1 
Ra  i  Ir oad 
Streets 
Residential 


44.86% 

24.  13 

22.  12 

8.89 


Of  the  one  mile  of  streets  in  the  area,  77%  are  paved, 
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STUDY  AREA  2 


There  are  approximately  85  acres  in  Area  2.   Of  these,  almost 
52  acres,  or  61%,  are  intensively  developed.   The  developed  acreage 
is  used  thusly: 

Residential  58.75% 

Streets  32.26 
Commer  c  ia 1  4.21 

Railroads  3.34 

Semi-Publ ic         1.44 

There  is  no  industrial  activity  in  the  area.   Of  the  2.3  miles  of 
streets  in  the  area,  only  0.83  miles  (36%)  are  paved. 

There  are  139  dwelling  units,  including  12  mobile  homes,  in 
Area  2.   It  is  estimated  that  some  445  persons  live  in  the  area. 
If  every  lot  were  built  upon,  Highland  Park  could  accommodate  167 
dwelling  units  and  about  535  persons.   However,  it  would  not  be 
desirable  for  the  area  to  fill  up  to  this  degree  without  provision 
of  public  water  and  sewerage  facilities.   Some  21.5%  of  the  dwelling 
units  in  the  area  (i.e.,  30)  need  major  repairs  or  outright  clearance 

There  are  8  business  structures  in  the  area.   The  presence  of 
lumber  yards,  garages  and  other  "heavy"  commercial  uses  in  the  area 
has  a  blighting  influence.   There  are  also  two  small  churches  in  the 
area . 
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STUDY  AREA  3 

This  area  might  be  called  the  "Highway  601-Shopping  Center 
\rea".   It  is  oriented  very  strongly  toward  Mt  .  Airy.   It  is  bounded 
by  the  rear  lot  lines  of  lots  facing  Welch  Road  on  the  north,  by 
Lovill's  Creek  (the  town  limit  line)  and  by  the  railroad  tracks  on 
the  east,  by  Reeves  Drive  and  property  lines  on  the  south,  and  by 
property  lines  connecting  with  an  unsurveyed  line  (between  the 
southwestern  tip  of  the  shopping  center  property  and  a  point  equi- 
distant from  the  Bypass  on  the  rear  lot  line  of  lots  facing  U.  S. 
601)  on  the  we  s  t . 

The  area  slopes  upward  quite  markedly  as  one  travels  south  on 
J.  S.  601;  however,  the  shopping  center  area  is  quite  low  and  flat. 
Drainage  of  the  area  is  into  Lovill's  Creek. 

There  are  nearly  67  acres  in  Area  3.   Th ir ty- three  ,  or  about 
50%  of  the  total  acres,  are  now  developed.   Moreover,  full  develop- 
ment of  the  proposed  shopping  center  will  add  another  14.65  acres 
to  the  developed  acreage,  making  a  total  of  nearly  48  developed 
acres,  or  1 2°U    of  the  total  acreage.   The  developed  acreage  is  used 
t hus ly : 

Commercial  47.89% 

Streets  21.65 

Industr  ial  18.32 

Residential  7.81 

Railroads  4.33 

Of  just  under  one  mile  of  streets  in  the  area,  8  4%  are  paved. 

There  are  only  five  dwelling  units  in  the  area  and  not  more 
than  two  additional  ones  could  be  built  here.   One  of  the  five 
existing  homes  is  in  substandard  condition.   There  are  14  business 
and  industrial  uses  in  Area  3,  including  some  good-sized  operations. 
All  of  those  fronting  on  U.  S.  601  are  quite  new  and  attractive. 
There  are  four  oil  bulk  plants  in  the  area.   Therefore,  in  order  for 
this  area  to  be  annexed,  the  town  ordinance  proscribing  oil  bulk 
plants  from  being  within  the  town  limits  would  have  to  be  revoked. 
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STUDY  AREA  4 


Area  4  is  usually  called  "Franklin".   It  is  bounded  by  a  creek 
on  the  north,  by  the  centerline  of  U.  S.  52  Bypass  and  Lovill's 
Creek  (the  town  limit  line)  on  the  east,  by  the  rear  lot  lines  of 
lots  fronting  Welch  Road  and  Caudel  Drive  on  the  south,  and  by 
property  lines  on  the  west.   The  area  is  rather  hilly  with  most  of 
its  roads  following  ridge  lines.   The  area  drains  into  Lovill's 
Creek. 

There  are  approximately  183  acres  in  Area  4.   Of  this  total, 
94  acres,  a  little  more  than  50%,  are  developed  for  urban  uses. 
The  remainder  is  used  largely  for  agricultural  purposes.   The 
developed  acreage  is  used  thusly: 

Residential  6  2.8  8% 

Streets  2o.01 

Commercial  10.20 
Semi-Public         0.91 

Of  the  area's  3.36  miles  of  streets,  2.9  miles  (86.3%)  are  paved. 

There  are  127  dwelling  units  in  Area  4.   The  present  population 
is  estimated  to  be  406  persons.   With  a  possible  94  more  homes,  the 
ultimate  population  of  the  area  could  reach  700  persons.   However, 
sanitary  sewers  would  become  necessary  long  before  this  degree  of 
density  were  reached.   Some  13.4%  of  the  homes  (i.e.,  17)  are  now 
substandard  . 

There  are  nine  businesses  in  the  area,  including  a  trucking 
terminal  which  is  under  construction.   The  area's  three  auto  wreck- 
ing yards  have  a  blighting  influence  on  the  area.   Further  non- 
residential invasion  should  be  discouraged.   There  are  also  two 
churches  in  the  area. 
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STUDY  AREA  5 

Area  5  Is  an  integral  part  of  Toast.   It  is  bounded  on  the 
north  by  property  lines,  on  the  east  by  Franklin  Road  (which  is  also 
a  ridge  line),  on  the  south  by  the  rear  lot  lines  of  lots  facing 
Long  and  Locklear  Streets,  on  the  west  by  the  rear  lot  lines  of  lots 
facing  Herring  Street  and  West  End  Drive  together  with  a  line  drawn 
between  Old  Toast  Road  and  New  Toast  Road  (N.  C.  89).   Tne  terrain 
is  "rolling"  with  drainage  toward  Stewart's  Creek. 

There  are  approximately  125  acres  in  Area  5.   Nearly  90,  or  72%, 
of  these  acres  are  developed  for  urban  uses.   The  developed  acreage 
is  used  thus ly : 

Residential  6  0.3  8% 

Streets  25.24 

C  ommer  cia 1  6.77 

Industrial  4.67 
Pub  lie  and 

Semi-Public  2.94 

Of  the  3.12  miles  of  streets  in  the  area,  1.42  miles  (5.5%)  are 
paved . 

Some  135  dwelling  units  are  found  in  Area  5,  including  seven 
mobile  homes.   This  represents  a  population  of  about  432  persons. 
It  is  estimated  that  63  more  homes  could  be  built  in  the  area  with- 
out crowding.   If  this  were  to  happen,  the  "saturation"  population 
would  be  650.   Only  five  of  the  homes  now  In  the  area  are  sub- 
s  t  andar d . 

There  are  22  businesses  in  the  area  as  well  as  three  industrial 
concerns  and  five  public  and  semi-public  uses.   Some  of  the  busi- 
nesses are  becoming  run-down  though  none  of  them  is  now  dilapidated. 
Two  of  the  industrial  uses  are  sawmills,  the  other  Is  a  monument 
works.   Among  the  public  and  semi-public  uses  are  the  Toast  Post 
Office,  and  Toast-Franklin  Volunteer  Fire  Department,  a  community 
club  and  two  churches. 
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STUDY  AREA  6 

This  area  embraces  a  large  part  of  Toast.   It  is  bound  on  the 
north  partly  by  property  lines  and  partly  by  Piper  Gap  Road,  on  the 
east  by  the  centerline  of  U.  S.  52  Bypass,  on  the  south  by  a  creek 
and  a  line  extended  due  east  from  the  southern  right-of-way  line  of 
Rosewood  Drive,  and  on  the  west  by  Franklin  Road.   The  area  is 
rolling  and  includes  a  small  hill.   Both  N.  C.  89  and  Maple  Drive 
are  located  on  ridges.   The  whole  area  drains  into  Lovill's  Creek, 

There  are  approximately  188  acres  in  Area  5.   About  120  acres 
are  developed  (68.55%).   The  developed  acreage  is  used  thusly: 


Residential 
S  tree  t  s 
C  omme  r  c  ia  1 
Semi-Pub  lie 
Industrial 


48.42% 

26.51 

14.51 

7.49 

3.07 


Of  the  area's  4.35  miles  of  streets,  3.31  miles  (76%)  are  paved. 

There  are  160  dwelling  units  in  Area  6,  representing  a  popu- 
lation of  about  512  persons.   It  is  estimated  that  51  more  homes 
could  be  built  in  the  area.   If  this  were  done,  the  total  population 
of  the  area  could  reach  675  persons.   However,  to  be  this  built-up, 
the  area  would  have  to  have  public  water  and  sewer  systems.   Of  the 
160  dwelling  units  in  Area  6,  52  (32.5%)  are  substandard. 

There  are  30  businesses  in  the  area,  three  industries  (two 
textile  mills  and  a  monument  works)  and  two  churches.   One  of  the 
churches  has  an  adjoining  cemetery  which  accounts  for  the  large 
amount  of  semi-public  use.   Most  of  the  businesses  are  quite 
attractive.   New  commercial  development  is  expected  along  N.  C.  89. 


20 


EXISTING    LAND    USE 

AND 
HOUSING   CONDITIONS 


STUDY    AREA 

7 


MAP  9 


STUDY  AREA  7 

Area  7  seems  to  have  no  name.   It  is  oriented  very  strongly 
toward  the  Town.   It  will  be  noted  that  the  1959  annexation  adjoins 
this  area.   This  area  is  bounded  on  the  north  by  N.  C.  1864  (a  dirt 
road)  and  by  the  aforementioned  1959  annexation  area,  on  the  east 
and  south  by  the  present  town  limits,  and  on  the  west  by  the  center- 
line  of  U.  S.  52  Bypass.   The  area  includes  a  couple  of  hills,  but 
is,  otherwise,  quite  low.   In  fact,  much  of  it  is  flood  plain.   The 
area  drains  into  Lovill's  Creek. 

There  are  approximately  80  acres  in  Area  7.   About  36  acres 
(45.34%)  are  developed.   The  developed  acreage  is  used  thusly: 


Streets 
Residential 
Commer  cia 1 
Indus  trial 
Public 


41.8  2% 
30.38 
12.00 
10.24 
5.56 


The  unusually  high  percentage  of  the  developed  acreage  which  is 
devoted  to  streets  indicates  that  the  area  is  essentially  a  bri 
between  the  Town  and  Toast.  Of  the  2.07  miles  of  streets,  1.83 
miles  (88.4%)  are  Daved. 


dge 


There  are  36  dwelling  units  in  Area  7  representing  a  population 
of  about  155  persons.   It  is  estimated  that  not  more  than  six 
additional  dwelling  units  could  be  built  in  the  area  without  utiliz- 
ing flood  plains.   However,  it  1b  more  likely  that  the  population 
of  the  area  will  decline  since  the  area  is  not  really  desirable  for 
residential  purposes.   Of  the  36  dwelling  units  in  Area  7,  19  (53%,) 
are  substandard. 

The  most  prominent  of  the  nine  non-residential  uses  in  the  area 
are  an  oil  bulk  plant,  the  Chevrolet  dealership,  and  a  paper  box 
factory.   A  new  tobacco  warehouse  is  being  built  within  the  area. 
The  public  use  noted  above  is  an  abandoned  cemetery. 
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STUDY  AREA  8 


There  are  approximately  100  acres  in  Area  8.  Some  57  of  these 
acres  are  developed  for  urban  uses.  The  developed  acreage  is  used 
t  h  u  s  1  y  : 

Residential  52.01% 

Streets  ;;5.84 

Commercial  18.54 
Indus tr  ial  2.01 

Semi-Public  1.50 

Of  the  2.04  miles  of  streets  in  Area  o,  1.70  miles  (83.3  47„)  are 
pave  d . 

There  are  85  dwelling  units  in  Area  8,  tncluolr.g  15  trailers, 
representing  a  population  of  about  272  persons.   It  is  estimated 
that  24  additional  dwelling  units  could  be  built  in  the  area  with- 
out aggravating  health  hazards  or  sacrificing  any  good  highway 
frontage.   Such  development  is  unlikely,  but  if  these  24  additional 
dwelling  units  materialized,  the  area's  population  would  be  350. 
Of  the  85  dwelling  units  in  the  area,  15  (18%)  are  substandard. 

There  are  17  non-residential  uses  in  Area  8.   Most  of  the  promi- 
nent non-residential  establishments  in  the  area  are  on  or  near 
U.  S,     52  Bypass.   They  include  a  new  motel  and  restaurant,  a  new 
service  station,,  and  produce  and  plant  company.   There  are  also  two 
motor  freight  terminals,  a  vending  company  and  a  construction  office 
and  warehouse.   There  is  one  church  in  the  area. 


EXISTING    LAND    USE 

AND 
HOUSING   CONDITIONS 


STUDY    ARE 

9 


MAP 


STUDY  AREA  9 

Area  9  is  a  closer-in  part  of  "Short  Town"  or  what  we  have 
called  the  "Lebanon  Street  Extension  Area".   It  is  bounded  by  Witt 
and  North  Streets  and  the  rear  lot  lines  of  lots  facing  Lebanon  and 
Hickory  Streets  on  the  north,  by  property  lines  and  the  Country 
Club  on  the  east,  by  the  present  town  limits  on  the  south,  and  by 
a  portion  of  Lebanon  Street,  the  Veteran's  Park,  the  rear  lot  lines 
of  lots  fronting  Oak  Ridge  Street  and  Lebanon  Street  on  the  west. 

The  area  is  quite  flat  --  although  there  is  one  hill  within  its 
bounds.  The  land  along  Lovill's  Creek  is  subject  to  flooding.  The 
whole  area  drains  into  Lovill's  Creek. 

There  are  approximately  83  acres  in  Area  9.   Some  52  (64%)  of 
these  acres  are  developed  for  urban  uses.   The  developed  acreage 
is  used  thusly: 


Commer  cia  1 

Residential 

Streets 

Public 

Industrial 


42.42% 

30.61 

17.56 

5.76 

3.65 


Of  the  1.26  miles  of  streets  in  Area  9,  0.87  miles  (6  9%)  are  paved. 

There  are  44  dwelling  units  in  Area  9,  representing  a  population 
of  about  140  persons.   It  is  estimated  that  15  additional  dwelling 
units  could  be  built  in  Area  9,  but  this  type  of  development  is  not 
likely  because  of  the  area's  predominantly  commercial  aspect.   Of 
the  44  dwelling  units  now  in  the  area,  four  (9%,)  are  substandard. 

There  are  20  non-residential  uses  in  Area  9.   The  most  prominent 
of  these  are  a  funeral  home,  a  new  bowling  alley,  a  dairy,  three 
cafes,  a  drive-in  theater,  a  truck  dealership,  an  auto  body  works, 
a  concrete  pipe  plant,  a  monument  works,  a  floor  coverings  store, 
and  a  super  market.   Most  of  the  establishments  are  quite  new. 
There  are  also  two  or  three  shell  home  display  areas.   There  are  no 
public  facilities  in  the  area,  although  the  Veteran's  Park  adjoins 
it  for  a  distance. 
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STUDY  AREA  10 

Area  10  is  called  the  "Country  Club  Area".   It  is  oriented 
strongly  toward  the  Town.   It  is  bounded  by  property  lines  on  the 
north  (except  for  a  stretch  between  AltaVista  Subdivision  and 
Greenhills  Road,  which  is  an  extension  of  the  rear  lot  lines  of 
lots  on  the  north  side  of  Country  Club  Road  as  it  curves  over  to 
meet  Ward's  Gap  Road),  by  Ward's  Gap  Road  (a  ridge  line)  on  the 
east,  by  the  present  town  limits  on  the  south  (as  well  as  a  line 
extended  from  the  other  side  of  Lovill's  Creek  which  is  part  of 
the  eastern  boundary  of  /. rea  9),  and  by  Lovill's  Creek  on  the 
we  s  t  . 

V.'ith  regards  to  topography,  the  area  is  quite  irregular.   /.Ita- 
vista  is  on  a  hill  whereas  the  golf  course  is  fairly  flat.   The 
area  drains  into  Lovill's  Creek. 

There  are  approximately  233  acres  in  Area  10.   Some  129  (55%) 
of  these  acres  are  developed  for  urban  uses.   These  figures,  of 
course,  include  the  golf  course,  making  semi-public  the  outstanding 
land  use.   The  developed  acreage  is  used  thusly: 

Semi-Public  43.27% 

Residential  38.32 

Streets  17.92 

C  ommer  cia 1  0.49 

Fortunately,  there  are  no  industrial  uses  in  this  area.   Of  the 
3.17  miles  of  streets  in  the  area,  2.51  miles  (79%)  are  paved. 

There  are  85  dwelling  units  in  the  area  at  present.   They 
represent  a  population  of  about  272  persons.   It  is  estimated 
that  83  additional  homes  could  be  built  in  the  area  at  the  prevail- 
ing density.   This  would  give  the  area  a  "saturation"  population 
of  538  persons.   Continued  development  is  likely  in  this  area. 
Of  the  85  dwelling  units  in  the  area,  only  three  are  substandard. 
There  are  18  dwelling  units  occupied  by  Negroes. 

There  are  only  two  non-residential  uses  in  the  area  besides 
the  country  club.   There  are  a  lawn  mower  and  parts  shop,  and  a 
doctor's  office.   There  will,  it  is  expected,  by  a  new  church  in 
the  area  within  a  few  years. 
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STUDY  AREA  11 

Area  11  has  no  particular  name  although  it  might  be  called  the 
"Far  IJorthside  Area".   It  includes  the  Smith  Development  and  a  fair- 
sized  Ilegro  neighborhood  adjoining  the  J.  J.  Jones  School.   The  area 
is  bounded  on  the  north  by  the  road  fronting  the  Jones  School, 
Springs  Road  and  N.  C.  1716,  on  the  east  by  the  eastern  side  of  the 
paper  box  factory  land  and  Smith  Development,  on  the  south  by  the 
property  line  separating  Smith  Development  from  the  Indian  Springs 
Subdivision  and  other  lot  lines  extending  over  to  Springs  Road 
(thence  through  the  shallow  block  between  Springs  Road  and  Ward's 
Gap  Road),  and  on  the  west  by  Ward's  Gap  Road. 

The  area  is  quite  hilly,  especially  at  its  northern  end.  It  is 
also  dissected  by  a  couple  of  small  creeks.  The  area  drains  toward 
the  Ararat  River. 

There  are  approximately  180  acres  in  Area  11.  Some  90  of  these 
are  developed  for  urban  uses.   The  developed  acreage  is  used  thusly: 


Residential 
Stree  ts 
Industrial 
Public  and 
Semi-Pub  lie 
Comme  r  c  ia 1 


-^8.26% 

38.77 

12.44 

4.12 
1.41 


The  high  percentage  of  the  developed  acreage  which  is  occupied  by 
streets  is  about  typical  for  a  ha  1 f -de ve  1  oped  area.   Of  the  4.14 
miles  of  streets  in  the  area,  3.10  (75%)  are  paved.   However,  some 
of  the  non-State  maintained  paving  in  this  area  is  in  very  bad 
COnd  it  ion . 

There  are  104  dwelling  units  in  Area  11.   They  represent  a 
population  of  about  333  persons.   It  is  estimated  that  166  new 
homes  could  be  built  in  this  area.   If  such  development  were  to 
materialize,  the  ultimate  population  of  the  area  would  be  approx- 
imately 864  persons.   Such  development  is  likely  since  the  major- 
ity of  the  area  has  already  been  subdivided.   Of  the  104  dwelling 
units  in  the  area,  15  (5%)  are  substandard.   Most  of  these  are 
occupied  by  the  two  dozen  Negro  families  who  live  in  the  area. 

There  are  seven  non-residential  uses  in  the  area.   They  include 
a  paper  box  factory,  an  auto  body  shop,  a  cafe,  two  run-down 
grocery  stores,  a  Negro  church  and  the  J.  J.  Jones  School. 
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STUDY  AREA  12 

Area  12  Includes  Indian  Springs  and  the  development  between 
there  and  Ward's  Gap  Road.   It  is  oriented  toward  the  Town,   It  is 
bounded  on  the  north  by  property  lines,  on  the  east  by  property 
lines,  on  the  south  by  Old  Springs  Road  and  the  present  town  limits 
and  on  the  west  by  Ward's  Gap  Road  (the  ridge  line).   The  area  is 
gently  rolling  and  drains  into  the  Ararat  River. 

There  are  approximately  128  acres  in  Area  12.   Only  about  44 
of  these  acres  (34.5°/,)  have  been  developed.   However,  the  land  is 
good  and  is  in  the  path  of  future  high-quality  residential  growth. 
The  developed  acreage  is  used  thusly: 


Residential 
S tree  ts 
Commercial 


5  9.3  9% 

36.72 

3.89 


There  are  no  industrial  or  public  uses  in  the  area.   Of  the  2.24 
miles  of  streets  in  Area  12,  1.63  miles  (75%)  are  paved. 

There  are  82  dwelling  units  in  the  area  at  present.   They 
represent  a  population  of  about  262  persons.   It  is  estimated  that 
145  new  homes  could  be  built  in  the  area  and  this  type  of  develop- 
ment is  imminent.   When  fully  developed,  the  area  could  house 
about  726  persons.   Only  two  of  the  82  houses  in  the  area  are 
substandard. 

There  are  only  five  non-residential  uses  in  the  area,  these 
being  an  electric  contractor's  shop,  two  service  stations,  a 
grocery  store,  and  a  drive-in  cafe.   These  are  all  in  good  repair. 
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STUDY  AREA  13 


Area  13  is  called  "Nelson  Hill".   Most  of  the  area  occupies 
a  granite  outcrop.   The  area  is  bounded  on  the  north  by  lot  lines, 
on  the  east  by  Riverside  Drive  (N.  C.  104),  on  the  south  by  a 
short  stretch  of  railroad  tracks,  and  on  the  west  by  the  present 
town  limits.   Drainage  is  toward  the  Ararat  River.   This  area  is 
oriented  toward  the  Town,  sandwiched  in  as  it  is  between  two 
pieces  of  town  territory. 

There  are  just  under  40  acres  in  Area  13.   Almost  28  of  these 
acres  (717„)  are  already  developed.   Density  is  quite  high  consider- 
ing the  terrain.   The  developed  acreage  is  used  thusly: 


Residential 

Streets 

C  omme  r  c  i  a  1 

Semi-Pub  lie 


6  1  ,  2% 

34.5 

3.3 

1.0 


Only  about  one-half  (0.61  miles)  of  the  1.27  miles  of  streets  in 
the  area  are  paved. 

There  are  56  dwelling  units  in  Area  13  at  present.   They 
represent  a  population  of  about  180  persons.   It  is  estimated  that 
six  additional  homes  could  be  squeezed  into  the  area,  but  this  is 
unlikely  because  of  the  nature  of  the  area.   Fully  21  of  the  56 
homes  in  the  area  (37.5%)  are  substandard.   About  18  of  the  dwelling 
units  are  occupied  by  Negroes. 

The  non-residential  structures  in  Area  13  are  a  coal  yard,  a 
grocery  store   and  two  churches.   None  of  these  structures  is  in 
prime  condition.   Further  non-residential  invasion  should  be 
dl scour age  d . 
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STUDY  AREA  14 

Area  14  is  called  Bannertown.   It  has  a  fairly  strong  community 
identity.   Bannertown  is  bounded  on  the  north  by  the  present  town 
limits,  on  the  east  by  property  lines  (along  with  a  few  short 
connecting  lines)  and  Fairview  and  Spring  Streets,  on  the  south  by 
the  rear  lot  lines  of  lots  facing  Vine  and  Oak  Avenues  (as  well  as 
an  unsurveyed  line  drawn  between  a  point  on  said  rear  lot  line  whicn 
is  approximately  400  feet  south  of  the  centerline  of  N.  C.  89  to 
another  point  in  the  center  of  the  U.  S.  52A-Green  Street  inter- 
section) and  from  thence  south  to  a  creek  and  along  said  creek  to 
the  tip  of  the  New  Street-Gwyn  Avenue  loop,  and  on  the  west  by  the 
rear  lot  lines  of  lots  facing  New  Street,  thence  northward  in 
alignment  with  Fairfax  Street  as  if  extended  to  a  point  about  1,000 
feet  south  of  the  Ararat  River,  thence  along  property  lines  to  the 
river  and  by  extension  of  said  property  lines  to  the  present  town 
1 imi t  s  . 


There  are  approximately  260  acres  in  Area  14.   Fully  126  acres 
(almost  one-half)  of  the  area  has  been  developed  for  other  than 
farming  purposes.   The  developed  acreage  is  used  thusly: 

Residential  66.87% 

Streets  27.39 

C  omme  rcial  3.51 
Public  and 

Semi-Publ  ic  2.23 

Of  the  4.74  miles  of  streets  in  the  area,  3.01  miles  (63.5%)  are 
paved.   However,  some  of  the  paved  streets  are  in  poor  condition. 

There  are  now  224  dwelling  units  in  the  area,  including  a  tri- 
plex and  seven  mobile  homes.   The  estimated  population  of  the  study 
area  is  about  717  persons.   It  is  further  estimated  that  128  addi- 
tional dwelling  units  could  be  built  in  the  area.   Such  development 
is  likely  since  the  area  is  quite  desirable  and  there  is  little  non- 
conformity.  If  the  additional  homes  materialize,  the  maximum  popu- 
lation could  exceed  1,100.   However,  health  problems  are  already  in 
evidence  because  of  privies  and  septic  tanks.   Only  15  (6.7%,)  of 
the  dwelling  units  in  the  area  are  substandard. 
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There  are  24  non-residential  uses  in  the  area.   The  20  commer- 
cial uses  are  quite  well-maintained.   They  include  three  service 
stations,  three  restaurants,  three  food  markets,  three  garages,  a 
floor  covering  store,  and  a  new  TV  and  appliance  store.   However, 
there  are  two  vacant  business  buildings.   The  public  uses  include 
the  Bannertown  School,  a  church,  a  new  Bannertown  Volunteer  Fire 
Department  quarters  and  a  two-story  Army  Reserve  Center. 


TABLE  III 


TOTAL  REAL  PROPERTY  VALUATION  AND  AVERAGE 
RESIDENTIAL  VALUATION  PER  STUDY  AREA 


TOTAL  REAL  AVERAGE 

PROPERTY  RESIDENTIAL 

AREA  VALUATION  VALUATION 


1  $  .  522,717  $  7,572* 

2  419,519  3,104 

3  271,375  6,154* 

4  729,118  5,237 

5  885,542  6,181 

6  987,680  4,584 

7  235,421  3,034 

8  590,457  4,772 

9  787,065  5,933 

10  1,267,315  10,012 

11  1,018,219  6,845 

12  959,779  8,915 

13  138,535  2,776 

14  1,382,927  5,746 


*Misleading  because  of  the  small  number  of  homes  involved, 
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CHAPTER  IV 


;.'KAT  IT  MEAIIS  TO  LIVE  INSIDE  OR  OUTSIDE  TKE  TOuI] 


One  of  the 

most  impor  t  an t 

factors 

to  keep 

in  mind  when  consider 

ing  the  re 

la  t  i ve 

me  r  i  t 

s  of  annexation  versus  th 

e  status  quo  is  that 

of  service 

leve  1 

s  .   In 

other  words,  the 

qual  ity 

of  public 

safety, 

s  a  1  i  i  c  a  r  y  , 

street 

,  and 

cultural 

services 

receive 

d  by  pr  ope  r 

ty  owners 

outside  th 

e  Town 

may  b 

e  quite 

inferior 

to  that 

r  e  ce  ive  d  by 

t  own- 

dwe 1 le  r  s  . 

There 

f  ore  , 

wh  a te ve  r 

savings 

on  taxes 

the  outsid 

e  parties 

enjoy  must 

be  we 

ighe  d 

against 

wha  t e  ve  r 

discomfort,  danger 

and  de  pr  i - 

vation  the 

y  must 

put  u 

p  with. 

There  is 

no  ge  1 1 

ing  around 

the 

stubborn  f 

act  th 

at  we 

get  out 

of  any  situation 

just  about 

what  we 

put  into  it.   For  exam 

pie ,  a  f 

r  inge  area  hov  se- 

holder  may 

have  a 

minimum  out-of-p 

ocke  t 

e  xpe  nse 

f or  fire 

protection,  but  he 

may  also 

have  a  ver 

y  1  ow 

qual  it 

y  of  fire  protect 

ion.   Kis  fire  insurance 

rates  will 

invar  i  ab ly 

reflect 

this  lack 

of  protection.   He 

may  pay 

less  than 

the  town-dwe 

Her  for 

sewer  age 

,  but  a 

neigh borhoo 

d  full 

of  privies 

and  over-fl 

owing  se 

ptic  tank 

s  reflects  this  savings  in 

a  very  neg 

a  t  i  ve 

way  . 

It  will  be  the  purpose  of  this  chapter  to  compare  the  quality 
and  cost  of  pertinent  urban  services  in  the  fringe  areas  of  Mt. 
Airy  with  the  quality  and  cost  of  the  same  services  offered  within 
Mt.  iviry.   The  first  part  of  this  chapter  will  treat  the  matter  of 
quality;  the  last  part  will  treat  the  matter  of  cost  -  as  reflected 
by  its  impact  on  property  owners. 


LEVEL  OF  SERVICE  COMPARISON 


Fire  Protecti  on 


Mt 


Airy 


Fr  inge  Are  a  s 


The  Town  of  Mt.  Airy  Fire 
Department  is  staffed  with 
a  chief,  two  assistant  chiefs, 
three  full-time  firemen,  and 
22  volunteers.   A  continuous 
training  program  is  being 
carried  on  -  as  is  a  program 
of  building  inspection.   Mt. 
Airy's  fire  station  is  not 
well  located,  but  is  fairly 
adequately  equipped.   Two  new 
stations  are  planned.   Be- 
cause of  the  ready  availability 


The  fringe  areas  are  served  by 
volunteer  fire  departments.  The 
Toast-Franklin  Volunteer  Fire 
Department,  which  serves  the 
area  lying  west  of  Mt .  Airy, 
has  a  chief,  two  assistant  chiefs, 
and  32  volunteer  fire  fighters. 
None  of  these  men  is  a  full- 
timer.   The  Four  Way  Volunteer 
Fire  Department,  which  is  loca- 
ted in  Flat  Rock,  serves  the 
area  which  lies  east  of  town.* 
It  has  a  compliment  of  40 
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IXISTING     WATER     MAIMS 

t^ROPOSED    WATER    MAINS 

WATER      FACILITIES 

FIRE      STATIONS 

PROPOSED     SERVICE     AREAS". 
MUNICIPAL     DISTRICTS 
VOL.     FIRE    OEPT.    DISTRICTS 


of  water  at  a  satisfactory 
pressure  within  the  Town,  Mt, 
Airy  enjoys  a  Class  6  fire 
insurance  rating.   Sample 
residential  insurance  rates 
are  : 

Masonry  dwelling  -  .13/$100 

contents  -  .16/$100 

Frame  dwelling    -  .21/$100 

contents    -  .24/$100 


*Note  -  A  new  volunteer  fire 
department  is  being  organ- 
ized in  Bannertown;  it  is 
not  known  what  this  unit 
will  have  in  the  way  of 
personnel  or  equipment. 
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Police  Protection 


Mt  .  Airy 
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Fringe  Areas 

The  fringe  areas  are  policed  by 
the  Surry  County  Sheriff's 
Department,  which  maintains  its 
headquarters  in  Mt.  Airy.  About 
four  regular  deputies  concern 
themselves  primarily  with  Mt. 
Airy  Township.   They  provide 
their  own  cars,  guns  and 
accessories.   Juveniles  are 
not  given  special  attention. 
The  State  Highway  Patrol  also 
helps  with  traffic  law 
e  nf or ceme  nt . 


Water  Supply 


Mt  .  Airy 


The  Town  of  Mt .  Airy's  water 
treatment  plant  has  a  design 
capacity  of  3.2  MGD  and  an 
operating  capacity  of  2.5  MGD. 


Fr  inge  Areas 


With  the  exception  of  the  area 
just  north  of  Town  (comprising 
the  bulk  of  Areas  10  and  12  as 
well  as  a  small  line  to  the 
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J.  J.  Jones  School),  the  fringe 
areas  are  dependent  completely 
on  private  wells.   Many  of  these 
wells  are  too  close  to  privies 
and  septic  tanks.   Water  rates 
in  those  outlying  areas  which 
are  served  by  city  water  are 
double  those  paid  by  town- 
dwellers.   However,  these  out- 
siders with  city  water  are  not 
charged  the  sewer  fee  which  is 
figured  at  90%  of  one's  water 
bill  and  added  thereto. 


Sewer  Service 


M  t  .  Airy 


Mt  .  Airy 
sewer  age 
to  a  new 
plant  wi 
capact  iy 
present, 
1  .9  MGD 
there  is 
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Fr  i  nge  Areas 

The  suburban  areas  around  Mt. 
Airy  are  total  unsewered  at 
present.   A  line. is,  however, 
being  built  to  the  new  indus- 
trial park.   The  granitic  soil 
in  the  "Hollow"  does  not  absorb 
wastes  as  rapidly  as  would  be 
desirable.   Many  septic  tanks 
overflow  periodically  causing 
not  only  a  stench  but  a  health 
hazard.   In  some  areas  privies 
are  crowded  together  quite 
haphazard ly . 
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^OUB^T     AMY 

NORTH      CAROLINA 


MAP    18 


EXISTING  SEWER  LINE 
PROPOSED  SEWER  LINE 
DRAINAGE      DIVIDES 


SC6LE      IN      FEE 


Garbage  Service 
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Fr  inge  Areas 

Garbage  is  collected  in  the  fring 
areas  by  a  private  scavenger. 
Frequency  of  service  is  once  a 
week.   A  monthly  charge  of  $2.00 
is  made  for  this  service.   This 
means  that  fringe  dwellers  pay 
$24  per  year  that  Town  dwellers 
do  not  pay . 


Streets 


Mt  .  Airy 


Within  the  Town  of  Mt.  Airy 

there  are  27.6  miles  of  streets 

of  which  19.7  miles  (72%)  are 

paved.   The  State  maintains 

20.4  miles  (747„  of  the  total). 

The  Town  is  prepared  to  pave 

3  mile  of  streets  per  year, 

but  it  has  not  consistently 

received  enough  petitions  to 

do  this.   Paving  costs  are 

assessed  against  abutting 

property  owners  -  except  for 

that  amount  of  street  width 

which  exceeds  36  feet  and 

intersections.   There  is  also 

some  relief  for  owners  of 

corner  lots.   Sidewalks  are 

provided  along  most  in-town 

streets,  but  these  too  are 

financed  by  special 

asse  ssments  . 

Fr  inge  Areas 


Street  name  signs  are  provided 
at  each  intersection  within 
the  Town.   The  new  models  are 
of  Scotchlite.   Street  lights 
are  provided  by  the  Town  on 
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Street  name  signs  in  suburban 
areas  are  placed  by  the  State 
Highway  Department  but  they 
emphasize  numbers.   Street  lights 
in  the  fringe  areas,  where  they 
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all  corners  -  also  between 
intersections  when  block 
lengths  are  excessive.   The 
Town  contracts  with  Duke  Power 
Company  for  these  lights. 
Lamps  of  2,500  lumen  power 
are  used  in  residential  areas 
with  7,000  lumen  lamps  being 
used  along  major  streets. 


do  exist,  are  financed  by  a 
contract  between  individual 
property  owners  and  the  Duke 
Power  Company.   A  2,500  lumen 
street  light  costs  $21.60  per 
year  if  one  has  to  pay  the  full 
bill  h  irase 1 f . 


Cultural  Services 


The  Mt  .  Airy  District  does  have  a  15(;  per  $100  supplemental 
tax,  but  it  would  be  a  pretty  parsimonious  property  owner  who 
objected  to  this  measure  to  upgr ade school  facilities. 

Recreation  is  no  issue  either  way.   The  Town  at  present  has 
neigher  public  parks  nor  a  public  recreation  program,  but  proposals 
have  been  made  recently  which  might  result  in  some  parks. 


THE  FINANCIAL  IMPACT  OF  ANNEXATION  ON  PROPERTY  OWNERS 

A  property  owner's  first  reaction  to  the  idea  of  annexation 
is  ordinarily  the  question  "How  much  more  will  it  cost  me?"   This 
is  a  fair  question  and  it  calls  for  a  candid  answer.   The  follow- 
ing examples  represent  a  range  in  property  valuation  which  corre- 
sponds roughly  with  middle  class  propensities.   However,  it  should 
be  pointed  out  that  the  expense  to  fringe  area  property  owners  of 
private  wells  and  septic  tanks  has  not  been  figured  into  these 
examp 1 e  s . 
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Let  us  take  a  representative  house  and  lot  in  Toast  with  a 
valuation  of  $5,000.   Its  contents  are  valued  at  $1,000  and  the 
owner  has  an  automobile  which  is  valued  at  $1,000.   The  house  it 
a  frame  structure  with  an  "approved"  roof  and  is  heated  by  a 
circulating  oil  heater. 

Outside  Town  Inside  Town 

Total  taxes*  $   49.77  $  103.53 

Cost  of  fire  insurance  28.00                  12.90 

Misc.  service  charges  34.00 

Street  lights  (1/3  lamp)  7. 20  -- 


$  119.77  $  116,43 

Comment:   The  owner  of  this  home  would  save  $3.34  per  year 
through  annexation.   This  may  not  seem  like  much, 
but  it  does  disprove  the  allegation  that  one 
invariably  saves  money  by  living  outside  town. 

Another  example  will  be  taken  -  this  time  from  the  northside 
area.   Let  us  take  a  house  and  lot  valued  at  $12,000  with  contents 
valued  at  $3,000.   The  owner  also  has  a  car  or  cars  valued  at 
$3,000.   The  house  is  of  masonry  construction,  has  an  "approved" 
roof  and  central  heating. 

Outside  Town  Inside  Town 

Total  taxes*  $  144.18              $  282.42 

Cost  of  fire  insurance  39.00                 20.40 

Misc.  service  charges  34.00 

Street  lights  (1/3  lamp)  7.20 


$  224.38  $  302.82 

The  owner  of  this  home  would  pay  $78.44  more  per 
year  by  living  within  the  Town.   This  may  seem 
like  a  lot,  but  it  must  be  remembered  that 
municipal  taxes  can  be  deducted  from  one's  income 
tax . 


*Includes  supplementary  school  tax  of  15c/100  for  second  example 
only  . 
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CHAPTER  V 
COST-REVEMJE  ANALYSIS 


This  chapter  will  set  forth  what  is  undoubtedly  the  mr^st 

important  contribution  of  this  report-.   It  will  show,  in  terms  of 

dollars  and  cents,  which  aress  can  feasibly  Qe  annexed^  and  it  will 

provide  a  basis  for  the  pri:>rit/  schedule  cor.tained  in  Chapter  VI, 

Firstj  it  is  important  that  the  Ttethcdology  used  in  deriving 
revenue  and  cost  figures  be  explained.   This  can  best  be  done  by 
treating  each  category  of  revenues  separately  and  by  treating 
capital  and  aiinual  costs  cf  related  services  together.- 


REVENUES 
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$500,000  to  the  current  valuation  of  the  area-   This 
$500,000  represents  the  reported  value  of  the  two 
factories  which  are  due  to  be  built  in  Area  1. 


Personal  Property  Tax 

From  information  obtained  from  the  Tax  Supervisor 
of  Surry  County,  it  was  ascertained  that,  for  the  county 
as  a  whole,  personal  property  valuations  amount  to  about 
307o  of  real  property  valuations.  Hence,  30%  of  the  real 
property  yield  of  each  area  was  computed  to  serve  as  the 
personal  property  yield.  The  resulting  figures  may  be  a 
little  low  for  highly  developed  commercial  and  industrial 
areas,  but  should  be  valid  for  the  rest. 


Privilege  Licenses 


A  footnote  should  be  added  with  regard  to  privilege 
licenses  and  that  is  that  they  may  someday  be  discontin- 
ued except  for  nuisance  control  provisions.   Furthermore, 
the  State  is  making  a  study  of  the  whole  system  of 
privilege  licenses  which  may  result  in  radical  changes 
in  both  State  and  local  fee  schedules. 


ABC  Returns 

The  only  way  that  reasonable  estimates  of  ABC  returns 
could  be  computed  was  by  using  the  average  which  the 
Town  received  per  beer  and  wine  license  in  the  latest 
year  that  such  information  was  available.   There  were 
five  beer  and  wine  permits  outstanding  in  Mt .  Airy  in 
1962.   They  brought  in  a  total  of  $8,101.   Therefore, 
the  average  was  $1,620.20   This  average  was  rounded  off 
at  $1,500  per  year  for  application  to  the  eight  fringe 
are  a  permi  t  s . 
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Powell  Bill  Funds 
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Returns  from  Property  Owners 

This  category  on  the  balance  sheet  may  be  somewhat 
confusing.   However,  it  simply  refers  to  the  money 
that  will  be  repaid  to  the  Town  by  property  owners  who 
have  been  assessed  for  certain  improvements  if  and 
when  said  property  owners  petition  for  the  water, 
sewer,  and  street  improvements  which  the  Town  Engineer 
expects  they  will  want.   The  figures  listed  for  each 
area  reflect  the  estimated  cost  of  assessable  improve- 
ments plus  67o  interest  for  a  ten-year  pay-back  period. 
This  is  in  accordance  with  current  Town  policy. 


COSTS 


The  cost  of  supplying  urban  facilities  and  services  to  newly 
annexed  areas  falls  naturally  into  capital  and  annual  categorieso 
The  capital  costs  are  essentially  "one-shot"  whereas  the  annual 
costs  are  of  a  recurring  nature.   However,  both  cost  categories 
will  be  discussed  together  for  a  given  service.   This  will  give 
the  reader  a  better  opportunity  to  compare  the  bases  whereon  the 
two  types  of  costs  were  computed. 

ts  were  computed  solely  on  the  basis  of  existing  devel- 
t  in  the  case  of  Areas  1  and  3,   Because  each  of  these 
dominantly  non-residential  in  character,  it  was  impossi- 
e  certain  costs  in  the  usual  way  —  from  dwelling  unit 
ce ,  the  two  new  factories  expected  in  Area  1  and  the 
stores  expected  in  the  proposed  new  shopping  center  in 
taken  into  consideration  when  figuring  as  many  as 
the  capital  and  annual  costs.   However,  the  cost  figures 

police  protection  for  Areas  1  and  3  are  probably  too 
rison  with  those  of  the  predominantly  residential  areas, 
ures  in  Table  V  represent  a  twenty-year  period. 
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Water  and  Sewe  r 

The  capital  cost  of  providing  water  and  sewer  service 
to  each  of  the  areas  was  estimated  by  the  Town  Engineer. 
The  Town's  portion  of  the  total  cost  represents  the  mains 
that  are  needed  to  bring  water  to  the  area  or  to  take 
sewage  from  the  area,  oversized  mains  and  those  within 
intersections,  and  special  fixture  like  fire  plugs  and 
manholes.   The  dependence  of  one  area  on  another  has 
been  taken  into  consideration.   The  estimates  used  are 
based  on  rules  of  thumb.   No  attempt  has  been  made  to 
supply  detailed  engineering  analysis  of  line  sizes  and 
locations  for  each  area;  this  would  be  prohibitively 
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expensive  at  this  stage.   However,  detailed  engineering 
studies  must  be  made  before  any  annexations  under  the 
provisions  of  G,  S.  160,  Article  36,  Part  3,  can  be 
made  . 


The  operating  cost  inherent  in  a  municipal  water  and 
sewer  system  serve  as  an  offset  against  the  revenues 
which  a  town  receives  from  water  and  sewer  customers.  A 
rough  analysis  of  the  balance  between  water  and  sewer 
revenues  and  costs,  with  capital  improvement  needs 
figured  in,  is  given  in  the  Appendix  of  this  report. 
Our  purpose  here  will  be  to  explain  how  the  operating 
costs  were  figured  for  each  study  area. 
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It  should  be  noted  that  the  abnormally  high  cost 
of  water  and  sewer  operations  in  Area  5  is  due  to  the 
necessity  of  maintaining  a  sewage  lift  station  in  the 
area.   This  lift  station  would  cost  the  Town  $2,500 


area 

per  year 


Streets 

The  capital  cost  of  bringing  fringe  area  streets 
up  to  Town  standards  was  estimated  by  the  Town  Engineer- 
Here  again,  these  estimates  must  be  followed  up  by  more 
detailed  estimates  before  specific  annexations  can  be 
made.   It  will  be  noted  that  some  areas  have  not  been 
assigned  a  capital  cost,  or  perhaps  only  a  small  one. 
In  these  cases,  either  the  bulk  of  the  existing  streets 
is  likely  to  remain  on  the  State  system  or  else  it  was 
felt  that  the  property  owners  would  not  petition  for 
paving  and  curbing. 
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The  figures  in  Table  V  representing  the  annual 
cost  of  street  maintenance  for  a  twenty-year  period 
are  based  on  estimates  furnished  by  the  Town  Engineer. 
A  portion  of  the  money  needed  for  routine  maintenance 
of  streets  in  annexed  areas  will  surely  come  from 
Powell  Bill  funds.   The  estimate  for  annual  street 
expenses  includes  patching,  ditching,  weed  control, 
street  sweeping,  and  snow  removal,  but  it  does  not 
include  the  cost  of  street  name  signs  or  street 
lights. 

The  cost  of  street  name  signs  was  figured  by  counting 
the  number  of  intersections  in  each  area  and  multiplying 
by  $18.50  -  the  cost  of  the  signs  presently  being  used 
by  Mt  .  Airy.   No  maintenance  or  replacement  costs  were 
figured  because  it  was  felt  that  these  would  be  minimal. 

The  cost  of  street  lighting  was  estimated  by  one  of 
the  Duke  Power  Company's  lighting  engineers.   The  spacing 
and  strength  of  the  lights  needed  within  each  study  area 
were  determined  by  recognized  engineering  standards. 
The  Town  makes  no  capital  outlay  with  regard  to  street 
lights. 


Fire  Protection 

The  capital  cost  of  a  new  fire  station,  fully  equipped, 
was  given  as  $63,100  in  the  Public  Improvements  Program. 
In  order  to  assign  portions  of  this  cost  to  the  various 
study  areas,  a  determination  had  to  be  made  as  to  approx- 
imately what  areas,  both  inside  and  outside  the  present 
town  limits,  would  be  served  by  the  two  new  stations 
which  have  been  included  in  the  af or e -ment i one d  capital 
improvements  budget. 

Fire  Station  #2  is  proposed  for  construction  in  the 
vicinity  of  South  and  Worth  Streets.   It  is  felt  that  this 
station  can  logically  serve  the  area  shown  on  Map  17. 
There  are  now  276  dwelling  units  and  34  non-residential 
structures  lying  within  proposed  annexation  areas  that 
could  best  be  served  from  Station  #2.   At  the  same  time, 
there  are  620  dwelling  units,  including  the  proposed 
public  housing  project's  110  units,  and  75  non-residential 
structures  lying  within  the  present  town  limits  which 
could  easily  be  served  by  Station  #2.   Accordingly,  30% 
of  the  cost  of  Station  #2  was  assigned  to  Areas  1,  2,  3 
and  4  while  7  07„  of  the  cost  was  assigned  to  the  in-town 
portion  of  the  service  area.   Apportionment  of  capital 
costs  was  done  on  a  per  dwelling  unit  basis  except  in 
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the  case  of  Areas  1  and  3  where,  because  of  the  non- 
residential character  of  the  areas,  each  business  or 
industrial  use  was  counted  as  if  it  were  two  dwelling 
units. 

The  cost  to  the  Town  of  purchasing  the  Toast-Franklin 
Volunteer  Fire  Department's  building  and  equipment  was 
placed  at  $32,000,  this  being  the  reported  value  of 
said  unit's  property  at  present.   This  amount  was 
apportioned  between  Areas  5,  6,  and  7  although  it  should 
be  stated  that  Area  7,  in  the  event  of  its  annexation, 
would  logically  be  served  from  the  main  (downtown) 
Mt.  Airy  Fire  Station. 

Fire  Station  #3  is  proposed  for  construction  in  the 
vicinity  of  North  Main  and  Grace  Streets.   It  is  felt 
that  this  station  can  logically  serve  the  area  shown 
on  Map  17.   Included  within  this  fire  service  district 
are  456  dwelling  units  and  54  non-residential  structures 
which  lie  outside  the  present  town  limits  as  well  as 
about  500  dwelling  units  and  30  non-residential  structures 
which  lie  within  the  present  town  limits.   In  other  words, 
48%  of  the  cost  of  Station  #3  should  be  borne  by  Areas  8, 
9,  10,  11,  12  and  13  while  52%  of  the  cost  should  be 
assigned  to  the  in-town  service  area.   This  was  done. 

Arriving  at  a  capital  cost  for  the  new  volunteer  fire 
department  In  Bannertown  was  a  problem.   It  was  assumed 
that  by  the  time  Bannertown  became  feasible  to  annex  its 
volunteer  fire  department  would  be  worth  $50,000.   This 
figure  was  chosen  as  a  sort  of  mid-point  between  the 
cost  of  an  old  volunteer  department  (Toast-Franklin)  and 
a  new  urban  fire  station  (Mt.  Airy).   No  determination 
was  made  as  to  the  area  surrounding  Bannertown  proper 
that  might  be  served  on  a  contract  basis  and  thus  share 
the  new  department's  capital  costs. 


-  44  - 


Police  Protection 

The  capital  cost  of  police  protection  is  tied  in 
mostly  with  patrol  cars,  each  of  which  cost  about 
$2,500.   The  present  ratio  of  on-duty  police  cruisers 
to  population  is  one  cruiser  per  3,500  persons.   Hence, 
it  was  decided  that  a  given  study  area  could  be  charged 
with  that  portion  of  a  cruiser's  cost  which  corresponded 
to  a  ratio  between  the  area's  population  and  3,500.   For 
instance.  Area  14's  population  of  717  amounts  to  20.48% 
of  3,500.   It  is  therefore  charged  $512.   No  replacement 
costs  were  figured  because  police  cruisers  have  consider- 
able trade-in  value. 

The  operating  cost  of  police  protection,  including 
traffic  control,  was  derived  by  a  method  akin  to  that 
used  with  regard  to  fire  protection  annual  costs.   The 
combined  1962  budget  for  policing  and  traffic  control 
($106,654)  was  divided  by  the  1960  population  of  the 
Town  (7,055),  the  resulting  figure  being  $15.12  per 
capita.   However,  this  figure  was  thought  to  be 
inapplicable  to  the  semi-urbanized  study  areas  since 
it  reflects  the  special  needs  of  the  Town's  Central 
Business  District.   Consequently,  the  figure  of  $10.00 
per  capita  was  decided  upon.   This  factor  was  multiplied 
by  the  estimated  population  of  each  study  area  to  give 
the  annual  cost  of  policing  and  traffic  control  and  the 
result  was  multiplied  by  20. 


Garbage  Service 

Garbage  service  was  another  activity  which  involved 
capital  and  annual  costs.   The  cost  of  a  new  load  packer 
is  reported  to  be  $10,000.   This  cost  was  assigned  to 
the  various  study  areas  according  to  the  number  of  dwelling 
units  in  each  area.   From  data  collected  by  the  Assistant 
Town  Engineer,  it  was  determined  that  one  load  packer 
could  serve  about  2,200  homes  per  three-day  cycle  or  733 
dwelling  units  per  day.   To  adjust  for  s ca t t e r a t i on , 
business  usage  and  replacement  of  equipment,  the  733 
figure  was  used  instead  of  the  2,200  figure  in  computing 
capital  costs  by  areas. 

The  annual  cost  of  serving  one  dwelling  unit  has  been 
placed  at  $10.16.   Hence,  this  figure  was  multiplied  by 
the  number  of  dwelling  units  in  each  area  to  arrive  at 
the  total  cost  of  serving  residences  in  individual  areas. 
The  average  business  in  Mt.  Airy  is  reported  to  cost  the 
Town  $63.25  per  year  to  service.   (For  purposes  of  these 
calculations,  industries  and  institutions  were  counted  as 
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businesses).  The  total  annual  cost  of  serving  dwelling 
units  and  other  uses  was  obtained  then  multiplied  by  20 
to  give  the  figures  found  in  Table  V. 


Interest  on  Bonds 
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No  interest  was  computed  for  the  bonds  required  for 
Fire  Station  #2  since  the  bulk  (70%)  of  its  cost  is 
chargeable  against  the  Town  rather  than  the  annexable 
area.   It  is  planned  that  the  other  new  fire  station 
will  be  put  in  without  resort  to  bond  financing. 
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ANALYSIS 

To  a  large  degree,  the  balances  given  in  Table  V  speak  for 
themselves.   They  show  quite  clearly  that  certain  areas  would  be 
prohibitively  expensive  for  the  Town  to  annex.   These  areas  would 
include,  in  the  order  of  their  costliness,  Areas  14,  5,  11,  6  and 
2.   At  the  other  extreme  is  the  single  "plus"  area,  Area  9,  and 
its  moderate  deficit  companions.  Areas  3,  12,  10,  1  and  7.   In 
between  these  extremes  are  found  Areas  13,  4  and  8  which  have  fair- 
ly sizeable  deficits  but  not  of  the  magnitude  of  the  first-named 
areas.   How  should  these  deficits  be  interpreted  and  how  should 
they  gove,rn  the  Town's  choice  of  annexation  priorities?   First, 
it  should  be  remembered  that  the  cost  of  capital  improvements  is 
a  big  factor  in  these  deficits.   Second,  it  should  be  noted  that 
these  areas  differ  greatly  in  size,  both  with  regard  to  acreage 
and  population.   For  a  small,  crowded  area  like  Area  13  (with  about 
180  residents)  to  show  a  $109,556  deficit  over  a  twenty-year 
period  may  be  worse  than  for  a  large  area  like  Area  11  (with  about 
333  residents  and  plenty  of  room  for  growth)  to  show  a  $197,302 
deficit  over  a  like  period.   Hence,  there  is  a  fairly  close  rela- 
tionship between  area  population  and  the  costliness  of  annexation. 
On  the  other  hand,  most  of  the  areas  which  give  promise  of  paying 
their  own  way  are  predominantly  non-residential  areas- 
Should  a  town,  then,  shy  away  from  the  annexation  of  mainly 
residential  areas  on  the  grounds  that  they  cannot  pay  their  own 
way  as  fully  or  as  quickly  as  other  types  of  areas?   The  answer 
to  this  question  is  "No",  but  this  answer  must  be  qualified  by  the 
statement  that  it  would  only  be  wise  for  the  town  to  annex  first 
those  areas  (residential  or  otherwise)  which  can  be  expected  to 
come  reasonably  close  to  paying  for  their  own  up-grading.   Area; 
whose  up-grading  will  have  to  be  heavily  subsidized  by  the  town 
should  be  annexed  only  after  the  more  promising  areas  have  aug- 
mented the  town's  tax  base  and  received  appropriate  services. 

It  should  be  recognized  that  initially  the  affected  property 
owners  as  well  as  the  Town  will  suffer  financial  hardships.   There- 
fore, it  is  no  service  to  the  property  owners  of  a  declining  area 
to  annex  them  just  because  they  need  public  works;  they  may  still 
not  be  able  to  afford  the  special  assessments  which  water,  sewer, 
and  street  improvements  would  necessitate.   The  following  table 
shows  the  total  amount  of  assessable  capital  improvements  by  areas 
and  a  rough  average  assessment  based  on  the  number  of  dwelling 
units  and  businesses  in  each  area.   (Of  course,  vacant  properties 
might  share  some  of  the  load). 
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TABLE  VI 


TOTAL  AMOUNT  OF  ASSESSABLE  IMPROVEMENTS  AND 
ROUGH  AVERAGE  ASSESSMENT  PER  DEVELOPED  PROPERTY 


Study 
Are  a 

I 
2 
3 
4 
5 
6 
7 


10 
II 
12 
13 
14 


Rough  Average 


Total  Amount  of 

Asses  smen  t  per 

Assessable 

De  ve 

1  ope  d 

Impr oveme  nt  s 

Prop 

lerty 

$        0 

$ 

0 

69,000 

460 

23,200 

1,105 

73,000 

530 

128,800 

780 

166,800 

855 

32,400 

720 

75,600 

740 

48,800 

760 

56,800 

640 

135,300 

1,220 

59,000 

680 

45,400 

755 

198,600 

800 
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Another  way  to  measure  the  impact  of  annexation  on  the  Town's 
finances  is  to  compute  the  balance  between  the  annual  revenues  that 
can  teasonably  be  expected  from  given  areas  and  the  annual  operating 
costs  which  have  been  computed  for  the  same  areas.   These  balances 
are  outlined  in  Table  VII.   It  will  be  instructive  to  compare  at 
this  point  the  rank  order  into  which  the  areas  fall  according  to  the 
twenty-year  and  annual  cost-revenue  balances: 


20-year:  9,  3,  12,  10,  1,  7,  13,  A, 


2,  6,  11,  5,  14 


Annual:   12,  9,  10,  1,  3, 


11,  14,  7,  4,  13,  6,  5,  2 


If  an  area's  rank  order  is  lower  in  terms  of  the  annual  balance 
than  it  is  (in  comparison  with  other  areas)  on  the  twenty-year 
balance  then,  obviously,  annual  costs  are  a  bigger  factor  in  its 
deficit  than  capital  improvements.   An  example  of  such  an  area  would 
be  Area  4  which  was  the  eighth  best  area  in  terms  of  the  twenty-year 
balance  but  which  is  the  tenth  best  area  in  terms  of  the  annual 
balance.   Such  annual  deficits  would,  of  course,  be  perpetuated  so 
long  as  the  character  of  the  area,  and  its  degree  of  development, 
remained  essentially  unchanged.   On  the  other  hand.  Areas  8,  11  and 
14  make  better  showings  according  to  the  annual  balance  than  they 
do  on  the  twenty-year  balance  which,  it  must  be  remembered,  includes 
capital  i  tems . 

It  can  be  seen  from  Table  VII  that  Areas  12,  9,  10,  1  and  3  are 
the  only  ones  that  could  pay  their  own  way  as  far  as  annual  expenses 
are  concerned.   Of  course.  Area  3  would  show  up  even  better  of 
revenues  derived  from  the  proposed  shopping  center  could  be  added. 
i.rea    2    is  the  worst  of  all  —  in  spite  of  the  fact  that  it  is  much 
smaller  than,  for  example.  Areas  5  and  6.   Areas  7  and  13  also  show 
up  quite  badly  -  a  reflection  of  their  substandard  housing.   It  can 
also  be  seen  that  there  is  very  little  surplus,  even  in  the  "plus" 
areas,  that  can  be  applied  toward  the  Town's  portion  of  the  cost  of 
of  capital  improvements.   Additional  development  or  even  redevelop- 
ment in  certain  areas  could  change  this  picture. 
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CHAPTER  VI 
CONCLUSIONS  AND  RECOMMENDATIONS 


It  has  been  the  purpose  of  this  report  to  analyze  critically 
the  feasibility  and  content  of  a  long-range  annexation  program  for 
Mt .  Airy.   Various  " unme asur ab le "  motivations  for  annexation  (such 
as  the  need  for  more  population)  were  considered  in  Chapter  I. 
Chapter  II  dealt  with  legal  requirements  which  must  be  met  if  annex- 
ation is  to  proceed  under  the  current  enabling  legislation.   Chapter 
III  delimited  and  analyzed  in  verbal  and  statistical  terms  the  vari- 
ous annexation  areas.   Chapter  IV  compared  the  level  and  quality  of 
services  which  characterize  in-town  and  out-of-town  areas.   Chapter 
V  provided  a  cost-revenue  analysis  of  the  14  study  areas  --  thus 
allowing  town  officials  to  determine  what  effect  the  annexation  of 
given  areas  will  have  on  the  Town's  fiscal  well-being. 

On  the  basis  of  the  foregoing  chapters  it  is  now  possible  to 

set  forth  a  priority  schedule  of  proposed  annexations,  in  some 

detail,  for  the  next  ten  years  and  by  rank  order  for  the  ten  years 

following.  These  proposals  are  shown  on  Map  19. 


PRIORITY  SCHEDULE 

First  Stage  (1963-1973) 

It  is  the  conclusion  of  this  study  that  the  following 
areas  are  the  only  sizeable  areas  that  the  Town  of  Mt .  Airy 
can  afford  to  annex  within  the  coming  decade: 


(1)  Areas  1,  3,  and  9 

(2)  Areas  10  and  12 

(3)  Area   7  (conditional) 


Approximate  Date 

1963-65 
1967-69 

1971-63 


In  order  to  give  the  reasoning  behind  the  priority  schedule 
set  forth  above,  it  will  be  necessary  to  discuss  each  of  the 
aforementioned  groups  of  areas  separately.   It  would  be  advan- 
tageous for  the  Town  to  annex  areas  by  groups.   This  would  aid 
in  consolidation  of  bond  issues  and  would  cut  down  the  number 
of  detailed  service  plans  which  would  have  to  be  prepared.   In 
the  discussion  which  follows,  emphasis  will  be  placed  on  the 
financing  of  proposed  annexations  because  this  will  have  a 
significant  affect  on  their  timing,  to  say  nothing  of  their 
justification. 
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Areas  1,  3,  and  9 

It  is  expected  that  Area  1,  the  industrial 
park,  will  be  annexed  by  petition  at  an  early 
date.   Since  the  area  does  not  qualify  for  annex- 
ation according  to  the  requirements  of  G.  S.  16C, 
Article  36,  Part  3,  it  can  be  annexed  only  by 
petition.   Nevertheless,  the  cost  of  capital 
improvements  in  the  area  has  been  added  to  the 
total  for  the  1963-65  peri'j.T^.   It  is  not  known 
precisely  ho*  the  Town  will  handle  i^s  purchase 
of  the  de  ve  lo.jment  corporation's  water  end  sewer 
lines,  but  the  Town  is  obligated  to  purchase  these 
lines  whenever  it  annexes  the  industrial  park. 
One  very  good  re  a  so  ^i  for  anr?.  xinj;    =  irdu.-vrial 
park  at  an  early  dace  would  be  so   let  pr  osp*^  ;  t -^ -'e 
industries  couIj  figL.'ie  en  paying  c:ty  taxes  while 
at  the  ~3me  time  enjoying  a  full  complement  of 
city  services.   Area  I's  rather  large  twenty-y:ar 
deficit  is  created  mostly  by  the  cap".t=l  oi:  ;  5  ay 
needed  for  vTater  and  sewer  lines;  additional 
investment  could  wipe  out  this  deficit. 

A  footnote  is  in  order  with  r-'cia.'d  to  ^. rea  I's 
boundaries.   Ine  southwestern  corner  ot  the  study 
area  will  ur.d  owb  ted  ly  be  exclided  from  any  annex- 
ation since  it  dees  not  belong  to  the  development 
corporation,   Hc■we^•er,  a  strip  of  land  between  the 
railroad  tracks  and  Lc.viil's  Creek  would  have  to 
be  added  to  the  area  in  order  to  make  it  contiguous 
with  Mt.  Airy.   See  Ma?  19  for  alternatives. 

Aress  3  a  Ad  ?  are  similar  in  manv  ways.   Each 
is  threaded  by  a  major  U .  S,  highway  al-:ng  which 
many  substantial  businesses  have  located.   Because 
of  the  density  and  quality  of  urban  development  in 
thess  areas,  a  high  level  of  utilities  and  other 
services  is  neece-i.   There  is  very  little  vacant 
land  in  eithar  area  --  except  the  tract  in  Area  3 
where  a  shopping  center  Is  planned.   This  shopping 
center  will  require  municipal  water  and  sewer 
service.   Mt »  Airy  roust  be  in  a  position  to  annex 
the  shopping  center  sice  whenever  its  development 
commences  in  e.?rriest.   As  long  as  Highway  52  must 
be  crossed  by  water  ar.d  sewer  lines  (and  the  town 
limits)  the  Tuwn  might  as  well  annex  the  adjoining 
Highway  601  commercial  area.   The  only  problem 
here  is  the  town  ordinance  which  prohibits  oil  bulk 
plants  within  the  town  limits.   This  ordinance 
would  have  to  be  repealed  before  Area  3  could  be 
annexed. 
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Mt .  Airy  has  made  provision  in 
adopted  Public  Improvements  Program 
issue  to  cover  the  cost  of  providin 
sewer  service  to  the  shopping  cente 
601  areas.  This  bond  issue  is  anti 
the  1963-65  period.  It  will  amount 
The  annexation  of  Area  9  was  not  co 
the  Public  Improvements  Program  was 
therefore,  no  bond  issued  were  spec 
for  application  to  this  area.  Howe 
needed  to  make  the  necessary  water 
ments  (when  added  to  the  $42,200  me 
the  $100,000  needed  for  the  purchas 
park's  lines)  would  exceed  by  only 
in  bonds  which  the  Public  Improveme 
mated  could  be  issued  in  connection 
related  water  and  sewer  projects  be 
1965.  The  $205,200  bond  issue  coul 
approaching  too  closely  the  Town's 
Nevertheless,  it  might  be  well  for 
investigate  the  possibility  of  payi 
the  cost  of  the  industrial  park's  1 
Water  and  Sewer  Fund. 
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bonds  would  be  required  in 
xation  of  Areas  1,  3  and  9 
ion  of  a  new  south-side  fire 
2  would  relieve  the  present 
would  also  help  the  Town 
Failure  to  build  a  new 
more  full-time  firemen) 
own ' s  rating  to  Class  7.   If, 
xation,  the  citizens  of  Mt . 
higher  fire  insurance 
for  any  future  annexations 
$268,300  bond  issue  which 
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would  be  required  by  Areas  1,  3  and  9  would  still 
be  well  within  the  Town's  bond  limit. 

In  conclusion,  the  annexation  of  Areas  1,  3, 
and  9  will  have  a  very  healthy  effect  on  the  Town 
as  well  as  on  the  affected  areas.   It  will  get  the 
program  "off  the  ground"  in  areas  that  can,  for  the 
most  part,  show  an  excess  of  revenues  over  costs 
over  a  twenty-year  period.   While  the  foregoing 
optimism  is  not  as  justifi=d  with  regard  to  Area  1 
as  it  is  with  regard  to  Areas  3  and  9,  there  are 
extenuating  circumstances  which  make  Area  1  seem 
like  a  fair  -risk. 
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(1)  $73,115  which  is  the  Town  Engineer's 
latest  estimate  of  the  cost  of  the 
Country  Club  -  Altavista  sewer  collector 
which  the  Public  Improvements  Program 
designates  (using  a  figure  of  $71,515) 
as  a  Water  and  Sewer  Fund  project. 

(2)  $63,100  for  the  new  northside  fire 
station  (#3)  which,  the  Public  Improve- 
ments Program  axiti-oipate  s  ,  can  be 
financed  out'  of  the  "General  Fund  rather 
than  from  the  issuance  of  bonds. 

(3)  $47,520  which,  it  is  assumed,  will  have 
been  paid  back  to  the  Town  within  a 
four-year  period  by  property  owners  in 
Areas  3  and  9;  this  represents  two-thirds 
of  the  amount  assessed. 

This  makes  a  total  of  $183,735  worth  of  capital 
improvements  (out  of  the  $336,840  total  for  the  1967- 
69  period)  which  can,  if  everything  goes  well,  be 
financed  from  sources  other  than  bonds.   The  finan- 
cing of  the  Country  Club  -  Altavista  sewer  collector 
entirely  from  the  Water  and  Sewer  Fund  will,  however, 
become  less  feasible  if  a  portion  of  the  cost  of  Area 
I's  utility  lines  can  be  financed  out  of  the  Water 
and  Sewer  Fund. 
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Area  7 

Area  7  is  recommended  for  annexation  with 
certain  reservations.   In  other  words,  it  is 
recommended  for  annexation  during  the  period  1971- 
73  only  if  certain  things  happen.   One  of  these 
things  would  be  for  the  area  to  continue  its 
trend  toward  business  or  industrial  development. 
It  would  be  unwise  for  the  Town  to  annex  the  area 
before  it  becomes  apparent  what  size  of  utility 
lines  will  be  needed  and  what  alignments  should 
be  followed.   Furthermore.,  Area  7  should  not  be 
annexed  during  the  suggested  peried  unless  the 
Town's  annexation  program  has  run  smoothly  up 
until  that  time.   "Smooth  runniri  •'     involves  both 
financial  and  political  aspects. 

Area  7  logically  should  be  a  part  of  Mt. 
Airy  since  it  occupies  a  strategic  location  near 
one  of  the  Town's  main  entrances.   The  annexation 
of  Area  7  would  smooth  out  the  town's  western 
boundary.   However,  it  should  be  noted  on  Map  19 
that  a  portion  of  the  area  could  be  deleted  with- 
out hurting  the  plan.   It  is  assumed  that  che 
industrial  area  which  lies  on  tlie  town  side  of 
Lovill's  Creek  just  north  of  Area  7  will  also  be 
annexed  long  before  Area  7  is. 

The  total  assessed  real  property  valuation 
of  the  area  is  only  5235,421,  but  additional 
business  or  industrial  development  could  change 
this  figure  greatly.   Only  $40,200  worth  of  bonds 
would  be  required  by  this  area. 


PROBABLE  NET  EFFECT  OF  THE  FIRST-STAGE  ANNEXATIONS  ON  THE  TOWN 

If  Mt .  Airy  were  to  annex  Areas  1,  3,  7,  9,  10  and  12  by 
1973,  it  would  receive  at  least  820  new  citizens  of  whom  approx- 
imately 700  would  be  within  the  Town  by  the  time  the  1970 
Federal  Census  is  taken.   Continued  residential  development  in 
the  six  areas,  especially  Areas  10  and  12,  could  perhaps  boost 
the  aggregate  population  figure  up  to  1,000  by  1973  -  if  not 
by  1970. 
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The  twenty-year  and  annual  cost-revenue  balances  for 
composite  of  the  six  First-Stage  areas  are  as  follows: 


Twenty  Year 


Revenue  s 
Total  Costs 


Annua  I 


Revenue  s 
Op  .  Costs 


$  1,775,352.30 
-1,969,691.  16 

$   -194,388.86 


75,192.27 
-65,874.61 

+10,317.66 


$9,716.94  per  year 
deficit  (counting 
capital  items) 


annual  surplus  (not 
counting  capital 
items) 

This  deficit  of  $9,717  per  year  does  not  seem  to  be  excessive. 
The  six  areas,  taken  together,  can  at  least  contribute  $10,318  per 
year  toward  the  Town's  share  of  the  cost  of  capital  improvements. 

In  addition  to  the  two  new  fire  stations  previously  discussed, 
it  is  likely  that  an  additional  police  car  and  certain  that 
another  garbage  truck  will  be  needed  whenever  Areas  1,  3,  7,  9, 
10  and  12  have  all  been  annexed. 


PRIORITY  SCHEDULE 

Second  Stage  (1973-1983) 

Although  it  is  impossible  to  assign  even  approximate 
dates  to  the  remaining  eight  study  areas,  it  is  conceivable 
that  four  of  them  could  be  annexed  within  the  period 
1973-83.   These  four  areas  have  been  grouped  according  to 
criteria  which  seem  valid  from  a  1963  vantage  point  but 
which  might  not  seem  very  logical  when  the  proposed  re- 
study  is  made.   Therefore,  the  following  priorities 
(though  based  on  Chapter  V's  analyses)  should  be  considered 
highly  tentative: 

(1)  Areas  4  and  8 

(2)  Areas  11  and  13 

(3)  Areas  2,  5,  6,  and  14  (doubtful) 

Of  the  above-named  areas,  the  most  promising  one  seems 
to  be  Area  4  —  followed  closely  by  Area  8.   Area  11  has 
plenty  of  room  for  additional  development  -  which  develop- 
ment could  mitigate  its  highly  deficit  nature  by  1980. 
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Araa  13  should  be  annexed  scmeday,  if  cr.ly  because  it 
will  eventually  be  surrounded  by  the  Towr...   Area  2  vay 
never  be  feasible  to  annexs  but  the  Town  may  feel  a 
moral  obligaticn  co  do  so  anyway^   Area  6  dees  n;t  have 
too  unfavorable  a  twer.ty-year  balance,,  but  its  vlttual 
inseparability  frcm  Area  5  would  probably  prevent  its 
anr.exation.   Although  Areas  5,  6,  and  14  may  not  soon  be 
feasible  to  anmex,  they  shiuid  be  re-studied  along  with 
the  ethers  which  hav'e  not  been  annexed  by  1973, 

It  is  a  1 3  i>  imperative  that  Mto  AiT_  ^s  T>.jbiic  Imprt»ve- 
ments  Program  be  revised  and  at  leas-  \    year  added  each 
year.   Without  such  a  guide  it  will  be  impossible  to 
say  whether  the  Second  Stage  of  thf  a-  n=xation  prcg-aT 
will  be  within  the  T o w .-.  '  s  5  t  r. a  ■ . c  1  a  1  •  v' a c  i  t >  .> 
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The  desirability  cf  Are%  4  for  annexation 
depends  on  the  c  d".  j  tr  uct  i  on  of  the  netj  water 
line  frcm  the  proposed  Stew&rt'i  Creek  Water 
Plant.   If  the  line  ccmes  down  Blaemont  and 
Caudle  Roads  as  it  is  plannedj  the  land  on  both 
sides  of  these  roads  will  surely  develop 
r e s ident i a  1 iy f   The  area  could  easily  become 
oriented  toward  Mt •  Airy  rather  than  Toast  -  at 
least  as  far  as  utilities  are  ccncernedo   About 
$80j000  worth  of  bondsp  not  counting  those 
required  ftr  the  n«w  Stewart's  Creek  Water  Plant; 
will  be  needed  wVien  this  area  is  anrexed- 
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The  trend  in  recent  de ve  lopitent  in  Area  8  seems 
to  be  in  the  direction  cf  commercial  rather  than 
residential  construction  so  it  Is  unlikely  that  the 
area's  population  (which  is  now  about  272)  will  ever 
exceed  350o   However,  the  annexation  of  this  area 
would  serve  as  a  bridge  toward  the  Town  Woods 
Development  which  Mt o  Airy  mightj  in  the  far  distant 
futures  wish  to  annexo   Then,  of  course,  the  high 
quality  comicercial  establishments  which  are  going 
into  the  area  need  urban-type  services.   Hence,  in 
spite  of  the  relatively  heavy  cost  of  capital  improve- 
ments in  this  area  ($153,300  for  water  and  sewer 
facilities)  this  area  should  be  seriously  considered 
for  annexation  during  the  mid-1970's. 


Are  as  11  and  13 

Areas  11  and  13  have  little  in  common  besides 
the  fact  that  they  are  on  the  same  side  of  Mt .  Airy, 
For  this  reason,  and  others  per t a ining  to  the  relative 
size  and  costliness  of  the  areas,  it  is  recommended 
that  Areas  11  and  13  be  annexed  together. 

Area  11  should  eventually  be  annexed  because  it 
is  in  the  path  of  additional  high  quality  residential 
development  which  will  require  a  high  level  of  urban 
services.   The  assessed  valuation  of  the  area  is 
already  $1,018,219  and  additional  development  is  likely 
to  close  the  gap  between  revenues  and  costs  to  a 
satisfactory  degree  before  1980.   Property  owners  in 
the  area  will,  for  the  most  part,  be  able  to  afford 
the  assessments  that  will  be  necessary  to  improve 
their  properties.   Area  11  will  require  about  $221,500 
worth  of  water  and  sewer  bonds  and  $25,000  worth  of 
street  improvements  bonds. 

Area  13  eventually  should  be  annexed  because,  as 
already  pointed  out,  it  is  destined  to  become  virtually 
surrounded  by  Mt,  Airy.   This  circumstance  will  become 
a  reality  if  and  when  the  school  site  and  the  land 
lying  between  said  site,  the  present  town  limits  and 
Areas  12  and  13  are  annexed.   This  could  probably  be 
done  by  petition,  and  it  certainly  should  be  done  for 
the  sake  of  the  school.   Area  13  could  then  be  served 
"in  some  ways  almost  as  easily  as  it  could  be  skirted. 
However,  the  area's  low  assessed  valuation  ($138,535) 
and  its  large  population  will  make  it  quite  burdensome 
to  the  Town.   About  $55,800  worth  of  bonds  would  be 
required  to  bring  water  and  sewer  service  into  the 
area.   It  will  take  some  real  gelling  to  make  the  area's 
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property  owners  willing  to  pay  the  special  assessments 
which  water  and  sewer  improvements  will  necessitate. 
Uoweverf  a  "hole"  In  the  Tqwh  is  unthinkable. 


Areas  2,  5,  6  and  14 

Areas  2,    5,  6,  and  14  are  extremely  doubtful 
annexation  possibilities.   At  least,  this  is  the  way 
they  look  from  a  1963  vantage  point.   The  discussion 
which  follows  may  sound  overly  pessimistic.   If  so, 
it  is  because  these  four  areas  would  be  a  tremendous 
burden  to  the  Town  if  they  were  annexed  any  time  soon. 
However,  conditions  might  change  in  such  a  way  as  to 
favor  ihe  annexation  of  these  areas  at  some  future 
date  . 

Mt.  Airy  might  be  inclined  someday  to  annex 
Area  2  for  the  simple  reason  that  its  own  territory 
will  practically  surround  Area  2.   Another  altruistic 
motive  might  be  to  alleviate  the  health  hazards  which 
exist  in  the  area.   A  more  practical  reason  to  annex 
the  area  would  be  to  redevelop  it  for  industrial  use. 
This  is  a  very  long-range  possibility  and  would  be 
feasible  only  if  and  when  the  adjoining  Industrial 
Park  fills  up  completely.   One  fact  should  always  be 
kept  in  mind  when  the  annexation  of  Area  2  is  considered 
--  Area  2  is  the  worst  of  the  14  study  areas  in  terms 
of  its  annual  cost-revenue  balance.   Its  expected 
annual  revenues  will  not  come  within  $7,500  of 
covering  its  annual  expenses.   This  is  to  say  nothing 
about  the  cost  of  capital  improvements  which,  in  the 
case  of  Area  2,  is  unduly  modest  because  of  the  fact 
that  Area  I's  water  and  sewer  lines  cross  the  area. 
Because  the  Town  would  already  have  said  mains  in  the 
area,  $69,000  of  the  total  $87,000  needed  for  other 
water,  sewer,  and  street  improvements  in  Area  2, 
$69,000  would  have  to  be  assessed.   Since  the  real 
property  valuation  of  the  area  is  only  $419,519,  it 
is  possible  that  these  improvements  would  not  be 
petitioned  for  in  spite  of  the  great  need  which  exists 
for  them.   Then  too,  further  infiltration  of  commercial 
uses  will  decrease  not  only  the  desirability  of  the 
area  for  homes  but  will  decrease  the  population  living 
therein.   Hence,  the  area  cannot  be  attractive  primarily 
as  a  census-raiser. 
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There  are  many  factors  which  militate  sgainst  the 
annexation  of  Areas  5,  6,  and  14.   In  the  first  place, 
both  Toast  -  Franklin  and  Bannertown  have  a  certain 
community  identity  and  cohe s ivene s s .   Toast-Franklin 
has  a  Volunteer  Fire  Department  and  Bannertown  is 
organizing  one.   The  problems  involved  in  taking  over 
these  facilities  are  legion.   The  cost  of  providing 
water,  sewersy  pnd  paned  ■  s tree t s  to  these  communities 
would  be  tremendous^   This  is  reflected  in  the  large 
twenty-year  deficits  which  these  areas  would  create. 
The  cost  of  providing  other  services  would  also  be 
greatj  although  Area  14's  annual  deficit  is  surprisingly 
low.   In  short,  Areas  5,  6,  and  14  could  profit  by  '  ' 
having  a  higher  standard  of  sanitation  and  protection 
by  annexing  to  Mt.  Airy,  but  the  Town  cannot  within 
the  foreseeable  future  afford  to  assume  the  full 
responsibility  for  bringing  about  these  desirable 
conditions.   Perhaps  some  type  of  partnership  can  be 
worked  out  whereby  the  Town  supplies  water  to  the 
residents  of  Toast-Franklin,   Such  an  arrangement 
would  be  contingent  on  the  building  of  the  Stewart's 
Creek  Water  Plant,   Another  solution  which  Toast- 
Franklin  as  well  as  Bannertown  might  consider  would 
be  to  establish  sanitary  districts.   Various  Improve- 
ments could  then  be  Installed  and  operated  with 
monies  derived  from  special  assessments  and  service 
charge  s  o 

A  footnote  is  in  order  with  relation  to  the 
boundaries  of  Areas  5,  6,  and  14„   First,  with  regard 
to  Areas  5  and  6,  there  is  a  piece  of  land  which  lies 
between  Areas  5 j  6,  and  4  which  might  well  be  Included 
with  one  or  another  of  the  areas  whenever  the  proposed 
water  main  has  been  constructed  along  Franklin  and 
Bluemont  Roads,   Second,  Map  19  shows  a  tract  between 
Area  14  and  the  present  town  limits  which  probably 
should  be  annexed  if  and  when  Area  14  is  annexed. 
Third,  the  large  open  field  between  Seed  Cane  Creek 
and  the  Bannertown  School  should  also  be  Included 
since  It  is  ripe  for  developments   Fourth,  the  new 
Fairview  Subdivision  should  also  be  included  if 
Bannertown  is  annexed. 
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CONCLUSION 
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the  most  critical  aspect  of  any  civic  undertaking  is 
he  incorporation  of  its  costs  into  the  municipality's 
he  following  schedule  of  needed  bond  issued  is  offered 
e  to  the  timing  and  bonding  of  capital  improvements  in 
reas  which  certainly  should  be  annexed  by  1973»   A  word 
ation  should,  however,  be  given  here  with  regard  to  the 

principle  used  in  the  following  schedule.   It  is 
hat  bonds  will  be  sold  for  specific  projects  but  that 
ns  from  property  owners  will  go  into  a  surplus  "fund  which 
awn  upon  to  decrease  the  size  of  subsequent  bond  issueso 
Ifest  that  the  bonds  cannot  be  retired  with  any  portion 
operty  owners'  returns.   If  this  were  done  there  would 
plus  fund  and  no  "revolution"  of  monies. 


It  is  the  conclusion  of  this  study  that  Mt .  Airy  can  push 
forward  with  an  ambitious  annexation  and  public  improvements 
program  without  jeopardizing  Its  fiscal  well-being. 
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TABLE  VIII 


SUMMARY  OF  NEEDED  BOND  ISSUES 


10 


12 


Water 
Sewer 
Water 
Sewer 
Water 
Sewe  r 
Fire  Station  #2 

Total 
Proposed  Bond 
Issue 

1967-69  Projects 

Water 
Sewer 
Water 
Sewer 
Streets 

Fire  Station  #3 
Total 


Proposed  Bond 
Issue 


Est  imate  d 


Area  1963-65  Projects   Cost 


$  70,000 
30,000 
24,000 
18,200 
32,000 
31 ,000 
63, 100 

$268,300 

$268,300 


Water 
Sewer 

Total 

Proposed  Bond 
I  s  sue 


$  52,625 

73,  115(WSFR)* 

33,000 

90,000 

25,000 

63, lOO(GF)* 
$336,840 

-136, 215(WSFR  &GF) 
$200,625 
-47,520(rev.  ) 


$153,105 


1971-73  Project  (?) 


$  25,200 
15,000 


Town  '  s 
Share 

$  70,000 

30,000 

12,000 

7,000 

6,400 

7,800 

63,  100 

$196,300 


$  46,625 
22,315 
27,000 
62,000 

63, 100 
$221,040 


$   7,800 


$  40,200 

-38,214(rev.  ) 
(none,  if  all  is  going  well) 
($2,000  from  GF) 


Proper  ty 
Owner  4 ' 
Share 


12,000 
11,200 
25,600 
23,200 

$  72,000 
X.66 


$  47,520(rev. )* 


6,000 
50,800 

6,000 
28,000 
25,000 


$115,800 
X.33 


$  38,214(rev. ) 


$  17,400 
15.000 


$  ,7,800    $  32i>»00 


*Abbr e via t i ons  mean  ' 
and  "General  Fund". 

Ba  lance  of  Bonds 
Total  cost  of  major 
capital  improvements 
Total  financed  from 
WSFR,  GF,  and 
assessment  returns 
Total  bonds  needed 


're vo  Ive  d ' 


$645,340 


-223,935 
$421,405 


'Water  and  Sewer  Fund  Revenue' 


Total  bonding  which 
can  be  borne  (Public   $621,100 
Improvements  Program, 
page  51) 
Total  bond  ing 

recommended  -421, 405 

Safety  Factor        $199,695 
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